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EXECUTIVE SUMMARY 
In October 2020 Locus Consulting Ltd. were commissioned to compile a Heritage Impact Assessment 

to accompany an application for planning permission for the redevelopment of a site currently at 

Home Farm Cottage, Fenton Road, Stubton, Lincolnshire. 

Proposed works include the demolition of Home Farm Cottage and associated outbuildings and the 

construction of a single detached residential dwelling of one and a half storeys in red brick with timber 

weather boarded attached garage, all with a pantile roof. 

The proposed development lies within the setting of two Grade II listed buildings, the Manor House 

and the Barn at Home Farm. The Site does not lie within a conservation area or the setting of any other 

designated or non-designated heritage assets.  

Review of Home Farm Cottage’s architectural and historical interest demonstrates that it does not lie 

within the minority of buildings that are due a material consideration in the planning balance as non-

designated heritage assets. 

The proposed development is well-conceived around those elements of the village of Stubton’s 

character that contribute positively to the experience of designated heritage assets from within their 

settings. As such, the proposed development will have a neutral impact upon the setting of the Grade 

II listed buildings of Barn at Home Farm and Manor House, preserving the ability to experience their 

architectural and historical interest from with their settings.  

The development fulfils the requirements of Section 66 of the Planning (Listed Buildings and 

Conservation Areas) Act 1990 alongside Policies EN6 of the South Kesteven Local Plan (adopted 

January 2020) and NE2, BE1 & BE2 of the Stubton Neighbourhood Plan (adopted 2014). 

As a building that does not merit a material consideration in the planning balance as a non-designated 

heritage asset, the demolition of Home Farm Cottage carries no weight in the planning balance. 

Overall, according to the prevailing framework of legislation and policy, the proposed development is 

due no weight, either for or against it, in the planning balance on heritage grounds. 
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 INTRODUCTION  

2.1 PROJECT BACKGROUND 
 In October 2020 Locus Consulting Ltd. were commissioned to compile a Heritage Impact 

Assessment to accompany an application for planning permission for the redevelopment of a 

site currently at Home Farm Cottage, Fenton Road, Stubton, Lincolnshire at National Grid 

Reference SK 87298 48958), henceforth referred to as “the Site”.  

 This assessment considers the known and potential historic environment resources within the 

Site and its environs and any potential impacts which may be imposed upon it by the proposed 

development. For a full assessment methodology, please see Appendix 1: Assessment 

Methodology. 

2.2 PROPOSED WORKS 

 Proposed works include the demolition of Home Farm Cottage and associated outbuildings. 

 It is proposed to construct a single detached residential dwelling of one and a half storeys in 

red brick and timber weather boarded attached garage, all with a pantile roof. 

 It is also proposed to create a new driveway and small forecourt/garden to the front of the 

property. The existing grass verge and boundary hedgerows are to be retained.  

 For full specifications and plans please refer to the planning application. 

 

Figure 1 Proposed Site layout, image courtesy of Player Roberts Bell 
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Figure 2 Proposed elevation drawings, courtesy of Player Roberts Bell 

2.3 SCOPE OF STUDY 

 The scope of this study is proportionate to the proposed works and does not constitute a 

comprehensive statement of significance for those heritage assets that may be directly or 

indirectly impacted upon by the proposed development.  

 The objectives of this study are to: 

• Identify designated and non-designated heritage assets that might be directly or 

indirectly impacted upon by the proposed development; 

• Describe the heritage significance of designated and non-designated heritage assets 

that might be directly or indirectly impacted upon by the proposed development; 

• Assess the degree of impact of the proposed development upon the significance of 

heritage assets; 

• Review the impact of the proposed development in respect of the prevailing framework 

of policy and legislation. 

 Research sources consulted for this study comprise published references and maps, including 

the Stubton Neighbourhood Plan (Stubton Parish Council, 2014), Stubton Parish Landscape 

Assessment (Allen Pyke Associates, 2013), and South Kesteven Landscape Character 

Assessment (South Kesteven District Council, 2007). 

 Due to restrictions associated with Covid-19, a greater degree of diligence was afforded to 

online resources, which have assisted in providing a detailed degree of information. Online 

resources were consulted where available and included (but not limited to): 
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 National Heritage List for England, an up to date list of Designated Heritage Assets, 

excluding Conservation Areas (https://historicengland.org.uk/listing/the-list/)  

 Britain from Above (https://www.britainfromabove.org.uk/) for aerial photograph 

coverage   

 The National Library of Scotland   (https://maps.nls.uk/geo/)  and Old-Maps (www.old-

maps.com) for a range of maps from 1851 to the present day  

 Historic England Archives Image and Book Collection 

(https://historicengland.org.uk/images-books/)  

 Open Domesday, a free online copy of the Domesday Book (https://opendomesday.org/)  

 Key to English Placenames, an up-to-date guide to the interpretation of the names of 

England's cities, towns and village held by the University of Nottingham 

(http://kepn.nottingham.ac.uk/)  

 Trade and Business Directories held by the University of Leicester 

(http://specialcollections.le.ac.uk/digital/collection/p16445coll4), including: 

 Census records accessed online via Genealogist.co.uk 

 A Site visit was undertaken on 1st December 2020. The weather was fine, with low lying sun 

limiting the ability to take photographs on occasion.  

 

2.4 PLANNING CONTEXT 

LEGISLATION AND NATIONAL POLICY 

 There is national policy and guidance relating to the protection and treatment of the historic 

environment within the development process. These identify the historic environment as a 

non-renewable, fragile, and finite resource and place priority upon its conservation. This 

includes the setting out of appropriate assessment to ensure damage or loss to the resource 

is permitted only where it is justified. 

 The National Planning Policy Framework (NPPF), published in 2019, sets out the UK 

Government’s requirements for the protection and enhancement of the historic environment, 

and should be read in conjunction with the accompanying National Planning Policy Guidance 

(NPPG). The national policy relevant to this assessment is detailed in Appendix 2. 

LOCAL PLANNING POLICY 

 Local planning authorities are responsible for implementing the requirements articulated by 

legislation and the NPPF as regards the protection of the historic environment on a local level, 

and the formulation of policies to support this obligation. The Site and its environs are located 

within the South Kesteven District Council (SKDC) jurisdiction, which is currently subject to 

polices set out within Appendix 2. 

 

https://historicengland.org.uk/listing/the-list/
https://www.britainfromabove.org.uk/
https://maps.nls.uk/geo/find/#zoom=5&lat=56.00000&lon=-4.00000&layers=102&b=1&z=1&point=0,0
http://www.old-maps.com/
http://www.old-maps.com/
https://historicengland.org.uk/images-books/
https://opendomesday.org/
http://kepn.nottingham.ac.uk/
http://specialcollections.le.ac.uk/digital/collection/p16445coll4
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2.5 THE SITE 

LOCATION  

 The Site is located to the north of the village of Stubton, c. 13km north-west of the town of 

Grantham, and c. 5km south-east of the town of Newark on Trent. The Site occupies an area 

of approximately 0.11 ha and is accessed from the western side of Fenton Road. The Site 

comprises a two-storey red brick residential dwelling with surrounding garden space.  

GEOLOGY 

 The bedrock geology of the Site consists of Dry Doddington Nodule Bed Mudstone Formation. 

A sedimentary bedrock formed approximately 191 to 199 million years ago in the Jurassic 

Period, in a local environment previously dominated by shallow lime-mud seas. No superficial 

deposits were recorded (British Geological Society, 2014). 

 

Figure 3 Approximate Site location 
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 H ISTORICAL DEVELOPMENT  
A brief historical background is given here to provide an immediate context to the proposed 

development Site. 

 Place name evidence suggests an Anglo-Saxon origin to the settlement at Stubton, either 

deriving from the Old English personal name ‘Stubba’ or ‘stubb’ meaning tree stump and ‘tūn’ 

meaning farmstead or village (University of Nottingham, 2017). 

 The Domesday Survey of 1086 records Stubton as ‘Stubetune/Stobetun’ in the hundred of 

Loveden, with a population of 30 households, placing it within the largest 40% of settlements 

recorded in the survey. The survey records meadow, ploughland and a church (Powell-Smith, 

2011).  

 During the Medieval period, Stubton likely existed as a small rural community, with an 

economy primarily based on arable farming. Extensive areas of Medieval ridge and furrow 

earthworks have been identified surrounding the present village (Heritage Gateway, n.d.). 

 Documentary evidence also indicates the presence of an earlier church and churchyard in the 

village, likely the same mentioned in the Domesday Survey, opposite the present front of 

Stubton Hall. The sole remnant of this church are two bells installed in the later Church of St. 

Martin and a memorial stone dated 1530 (Stubton Parish Council, 2014). 

 Enclosure of open field systems began relatively early in the area surrounding Stubton, 

beginning in the 16th century and was largely completed by the early 1800s (South Kesteven 

District Council, 2007). Subsequently, the village and surrounding areas experienced a period 

of prosperity during the Post-Medieval period, resulting in the construction of improved farm 

buildings, such as the barn at Home Farm, opposite the Site.  

 The manor of Stubton was inherited by the Heron family by 1789, building a hall and creating 

an estate. It may be that the Grade II listed Manor House (NHLE Reference: 1146982), 

originally formed the estate’s previous residence. Although small in size, the building is 

constructed in limestone, signifying a higher status than the majority red brick dwellings in 

the village.   

 In the early 19th century, Sir Robert Heron, MP for Grimsby and later Peterborough, inherited 

the Stubton Estate. Sir Robert employed Sir Jeffry Wyatville, renowned English architect most 

famous for his work at Windsor Castle and Chatsworth House, to rebuild the house in a 

classical style (Stubton Parish Council, 2014). 

 The Stubton Parish Tithe plan of 1837 shows the cottage on the Site, with a footpath 

delineated west through the Site towards neighbouring Claypole. The plan also shows that the 

landowner was Sir Robert Heron, and the occupier a William Bellamy. Notably, the 

accompanying information describes the building on the Site as ‘Two Houses, Yards, Garden 

& Homestead’.  

 Examination of 19th century census records shows William Bellamy recorded in 1841 as an 

agricultural labourer, although the address is only listed as ‘Stubton’. Later census data 

records addresses largely as ‘Stubton’ so it is unclear as to who occupied the house 

subsequently and when it passed out of the ownership of the Estate.  
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 White’s History Gazetteer & Directory of Lincolnshire from 1892 describes Stubton as a small 

village, and the list of residents consists mainly of farmers, graziers and cottagers, illustrating 

the continued agricultural nature of the settlement (White, 1892).  

 First edition Ordnance Survey (OS) mapping dating to 18871 depicts the cottage on the Site, 

which appears to have additional outbuildings and extensions since the time of the Tithe Map. 

Later mapping dating to 19052 and 19193 show the same configuration. OS mapping dating to 

19754 shows the Site labelled at Home Farm Cottage and having undergone a significant 

degree of alteration  

 While Stubton retains a rural character today, the agricultural industry in the village has 

reduced, with many former farm buildings converted to residential use over the course of the 

20th and 21st centuries.  

  

 

1 Not reproduced due to copyright constraints. Available at: https://maps.nls.uk/view/114651081  

2 Not reproduced due to copyright constraints. Available at: https://maps.nls.uk/view/114651084  

3 Not reproduced due to copyright constraints. Available at: https://maps.nls.uk/view/114651087  

4 Not reproduced due to copyright constraints. Available at: https://www.old-
maps.co.uk/#/Map/487500/348500/12/100954  

https://maps.nls.uk/view/114651081
https://maps.nls.uk/view/114651084
https://maps.nls.uk/view/114651087
https://www.old-maps.co.uk/#/Map/487500/348500/12/100954
https://www.old-maps.co.uk/#/Map/487500/348500/12/100954
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 IMPACT ASSESSMENT 

4.1 SCOPE OF ASSESSMENT  

 This section considers the direct and indirect impacts of the proposed development upon the 

significance of known and potential designated and non-designated heritage assets. 

 The scope of assessment gives due respect to Paragraph 189 of the NPPF in efforts to 

undertake a sufficiently diligent and proportionate approach:  

“In determining applications, local planning authorities should require an applicant to describe 

the significance of any heritage assets affected, including any contribution made by their 

setting. The level of detail should be proportionate to the assets’ importance and no more than 

is sufficient to understand the potential impact of the proposal on their significance. As a 

minimum the relevant historic environment record should have been consulted and the 

heritage assets assessed using appropriate expertise where necessary.” 

 Pre-application discussions with South Kesteven District Council did not identify Home Farm 

Cottage as a non-designated heritage asset, but indicated that the proposed development 

may have an Impact upon the setting of the Grade II listed ‘Barn at Home Farm’. 

“My observations are that it seems a pity to demolish the existing cottage which is of age and 

character (although it would appear has been badly re-fronted in the recent past) and perhaps 

is also historically linked to the Listed Barn across the road. There is no justification given for 

the demolition of the Cottage, and so I would advise that further information should be 

requested in this respect. The Listed Barn is close by and any development will have an impact 

on its principal setting.”  

 This assessment addresses the issues noted by the conservation officer alongside any other 

heritage considerations identified in the course of the Site visit.  

 

4.2 DIRECT IMPACTS 

 No identified designated or non-designated heritage assets are located within the Site 

boundary. The Site is also not located within any conservation area. 

 Building works are the main source of direct impacts from a proposed development. Such 

works can cause direct impacts upon the architectural and historical interest of designated 

heritage assets, and through the removal or truncation of any below-ground archaeological 

deposits that may exist within the Site. 

 Works that sustain, maintain, preserve or enhance the architectural and historical interest of 

designated heritage assets are beneficial, bringing about a degree of public benefit that, 

commensurate with the works and significance of the asset are due a positive material 

consideration in the planning balance. Should a programme of works present an optimal re-

use of a designated heritage asset and/or secure its ongoing use, they also weigh positively 

within the planning balance. 
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 Works that erode those elements of a heritage asset that have heritage significance are 

detrimental and are due a negative weight in the planning balance. 

 In the majority of developments, both positive and negative impacts occur, and as such a 

balance should be struck to ensure that the overall impact is positive or neutral, or that the 

degree of harmful impact is outweighed by the public benefits of other elements of an 

application for planning permission. 

 

Home Farm Cottage 

 
Figure 4 Principal (eastern) elevation of Home Farm Cottage, viewed from the north along Fenton Road 

Architectural and Historical Interest 

 Formerly two cottages according to archival records, now a single dwelling. Late 18th or early 

19th century in date and known to exist prior to the Tithe Map of 1837.  

 Early brickwork remains apparent within lower sections of the cottage’s gable ends that form 

a single pile dwelling fronting Fenton Road. Gabled roof with pantile, plain brick stacks to 

northern gable end and through the ridgeline. 

 Southern gable is rebuilt, likely early to mid-20th century, when roughcast heavy concrete 

lintel (likely re-used) was inserted to form new opening. Northern elevation shows three 

phases, with lower element in original brickwork, gable was then rebuilt late 19th or early 20th, 

and rebuilt again mid-20th century when the house was re-fronted and extended to enable a 

garage to be integrated.  
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Figure 5 Image showing phasing of the southern elevation at Home Farm Cottage. Green is late 18th or early 19th century, Blue is mid 20th 
or later, Yellow is late 19th or early 20th and Red is early to mid 20th century. 

 

Figure 6 Image showing phasing of the northern elevation at Home Farm Cottage. Green is 18th or early 19th century, Blue is mid 20th or 
later, Yellow is late 19th or early 20th  
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 One and a half storey rear outrigger is late 19th or early 20th century in date, with simple 

segmental brick arches to openings. Pantile roof, with simple plain brick stack to western gable 

end. 

 The property has undergone a series of extensions over the course of the 20th century, with 

no elevation unaffected. The principal elevation has been entirely re-fronted early to mid-20th 

century, creating a poorly balanced elevation. Other extensions are entirely utilitarian, 

including a flat roof single garage and attached car port, single storey lean-tos, and a uPVC 

conservatory, all of which lack any notable craftsmanship or architectural rigour.  

 Windows and fittings are modern uPVC throughout. 

 

Figure 7 Principal (eastern) elevation of Home Farm Cottage, refronted in the 20th century  

 Review of available archival materials suggests that the house was owned, and possibly 

constructed as part of the Stubton Estate, likely as workers’ cottages, offering it a modest 

degree of historical associative value.  

Discussion and Impact  

 In common with many local planning authorities, SKDC does not yet have published or 

adopted criteria for the identification of non-designated heritage assets as required by 

Paragraph 040 Reference ID: 18a-040-20190723. As such, in reviewing the nature, level and 

extent of the cottage’s heritage significance, reference is made to generic criteria published 

within Historic England Guidance ‘Local Heritage Listing’ (Historic England, 2012) alongside 

‘Values’ set out within British Standards 7913:2013 ‘Guide to the conservation of historic 

buildings’ (British Standards Institution, 2013). 
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 Importantly, Planning Practice Guidance (PPG) Paragraph 039 Reference 18a-039-20190723 

states that “A substantial majority of buildings have little or no heritage significance and thus 

do not constitute heritage assets. Only a minority have enough heritage significance to merit 

identification as non-designated heritage assets.”  

 Home Farm Cottage holds a degree of historical interest in its associations with the Stubton 

Estate. Due to significant phases of alteration and extension, little if any of the association is 

captured within its architectural form. 

 Other than its prolonged phasing, the building has no remarkable architectural interest. The 

phased aesthetic of the cottage lacks integrity and has not culminated in a pleasant or 

fortuitous aesthetic. The majority of the mixed palette of materials is modern, and fittings are 

entirely so, lacking craftsmanship in place of prefabricated materials and generic detailing. 

The principal elevation facing Fenton Road is of notably poor character.  

 In the absence of criteria, the process of identifying non-designated heritage assets can lack 

clarity and consistency. In this instance, review of the building clearly demonstrates that it 

does not lie within the minority of buildings that are due a material consideration in the 

planning balance as non-designated heritage assets. 

 As a building of no remarkable heritage significance, the demolition of the cottage carries no 

weight, either for or against it, in the planning balance under national or local policy.  
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4.3 INDIRECT IMPACTS 

 The NPPF definition of the setting of a heritage asset is ‘The surroundings in which a heritage 

asset is experienced. Its extent is not fixed and may change as the asset and its surroundings 

evolve. Elements of a setting may make a positive or negative contribution to the significance 

of an asset, may affect the ability to appreciate that significance or may be neutral.’ 

 Indirect impacts of development upon a heritage asset have a palpable effect, for better or 

worse, upon the ability to the experience its significance from within its setting. Impacts can 

be associated with all sensory experiences of an asset, but are typically associated with views. 

 Merely appearing in conjunction with a heritage asset within a view may not necessarily bring 

about a harmful impact to its experience. New development must in some way either enhance 

an experience or detract from it in order to bring about an indirect impact. Impact that makes 

no material change to the experience of an asset’s significance is neutral.   

 The setting of those assets within which the Site (and proposed development upon it) was 

considered able to impact upon the appreciation of their heritage significance, were 

shortlisted for further detailed assessment. Shortlisted (see Table 1) heritage assets were 

assessed individually. The assessment approach is detailed for each heritage asset. 

 A search area of 500m centred on the Site was considered. The nature, level and extent of the 

significance of heritage assets within the initial study area was then established through desk-

based research and a Site visit. 

 A search of the National Heritage List for England (NHLE) datasets identified one designated 

heritage asset within immediate vicinity of the Site, the Grade II listed Barn at Home Farm 

(NHLE Reference: 1360053), directly opposite the Site.   

 A search of the South Kesteven District Council website shows that no part of the village of 

Stubton forms a conservation area. 

 Summaries of architectural, historical, artistic and/or archaeological interest include extracts 

from descriptions held within the National Heritage List for England 

(https://www.historicengland.org.uk/listing/the-list/) and local authority resources at the 

time of producing the report. These were subsequently expanded upon using archival and 

other resources, alongside the results of the Site survey, where necessary and proportionate. 

 The study followed relevant guidance, including Historic England Good Practice Advice Notes 

3: The Setting of Heritage Assets (December 2017), 2: Managing Significance in Decision-

Taking in the Historic Environment. It also gave due respect to Paragraph 189 of the NPPF in 

efforts to undertake a sufficiently diligent and proportionate approach: “In determining 

applications, local planning authorities should require an applicant to describe the significance 

of any heritage assets affected, including any contribution made by their setting. The level of 

detail should be proportionate to the assets’ importance and no more than is sufficient to 

understand the potential impact of the proposal on their significance. As a minimum the 

relevant historic environment record should have been consulted and the heritage assets 

assessed using appropriate expertise where necessary”. 

https://www.historicengland.org.uk/listing/the-list/
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Figure 8 Designated heritage assets considered as part of this assessment  

Map Ref NHLE Ref Name Designation Detailed 

Setting 

Assessment? 

1 1062857 Monument of Sir Robert Theroubar, in 

Field 20m to North East of Church 

Grade II listed 

building 

No 

2 1146982 The Manor House Grade II listed 

building 

Yes 

3 1146985 Stubton Hall Grade II listed 

building 

No 

4 1261791 Gateway and Flanking Walls in Stubton 

Hall Park 

Grade II listed 

building 

No 

5 1360053 Barn at Home Farm Grade II listed 

building 

Yes 

6 1360092 Church of St. Martin Grade II* listed 

building 

No 

Table 1: Table of designated and non-designated heritage assets considered for assessment 
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BARN AT HOME FARM  

 

Figure 9 Principal (western) elevation of the Barn at Home Farm, viewed from the south along Fenton Road 

Grade II Listed building NHLE Reference 1360053 

Map Reference: 5 

Distance from proposed development: c. 10m east of Site, opposite side of Fenton Road 

Architectural and historical interest 

Abridged and adapted from National Heritage List for England description 

 The barn formed part of Home Farm, identified on the 1837 Stubton Tithe map as a complex 

owned and occupied by Sir Robert Heron and consisting of a ‘Farm House, Buildings, Yards & 

Gardens’. Now a residential house.  

 Mid to late 18th century barn constructed in red brick in English garden bond with ashlar 

quoins on road front. Steep pitched pantile roof with stone coped gables, kneelers and 

dentilled brick decoration to eaves.  

 Modern timber door and first floor fixed window to main entrance, double height modern 

weather boarding infill to former barn entrance on eastern elevation. Timber casements to 

modern openings with blue engineering brick chamfered cills to northern elevation.  

 Interior not inspected. 

 The former threshing barn retains a utilitarian form, but is remarkable for its over-sized height 

and decorative stone quoins that face the street. Vents to the principal elevation (rear not 

inspected) are regularly spaced, offering up a clearly defined aesthetic and functional form. 
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 The arrangement emphasises the fundamental role of the threshing barn in processing the 

harvested crop. As a working machine at the core of a steading, threshing barns were often 

venerated architecturally, taking on larger forms and incorporating modest decorative 

elements. 

 It was also common across Lincolnshire for the tradition of aristocratic landowners to invest 

in their land and buildings and is reflected in improved and showpiece farmsteads (Lake, et 

al., 2015). It may be the case that Home Farm was built, or improved, as part of Sir Robert 

Heron’s developments to Stubton Hall and surrounds in the 18th century. 

 

Figure 10 Aerial view, looking east at Home Farm prior to the air disaster, showing the former farmhouse and the Barn before residential 
conversion - date likely mid-20th century 

 The Barn at Home Farm is no exception with the increased height of the barn, relative to other 

threshing barns, steeply pitched roof and ashlar quoins creating an elegant form. By virtue of 
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its scale and slender proportions, functional form, and historical associations the building 

establishes itself as a relative landmark in the village and street scene.  

 Unfortunately, in 1962 a bomber on a test flight from Radlett Aerodrome crashed into and 

destroyed the farmhouse at Home Farm, and much of the steading was subsequently cleared 

(Allen Pyke Associates, 2013). 

 

Figure 11 Late 20th century aerial photograph showing building clearance to rear of barn, and Site 

 The barn now stands as one of the few remaining structures of what was once a large farm 

complex that served Stubton Hall.  

 

Asset’s physical surroundings, experience and contribution made by Site  

 The Barn faces Fenton Road, lying on the east side of the narrow carriageway, with Home 

Farm Cottage (the Site) lying on the opposing side of the road a short distance to the north. 

Historically associated with the estate, the cottage did not clearly form part of a complex of 

buildings that comprised the steading.  

 Fenton Road is broadly level, gently curving. Deep green verges coupled with domestic 

gardens and open spaces, offers the road a rural character along its carriageway. 

 Building density is low, with generous garden plots. The set back of buildings vary, with the 

barn occupying the most forward position, promoting it as a relative landmark. Other 

buildings of relatively shallow set back include residential development, comprising the Site 

and modern development opposite, alongside the village hall. Scale varies, but does not 
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exceed the height of the barn, and form is generally more square/solid in comparison to the 

linear form, enabling it to retain a degree of prominence as a linear and utilitarian building. 

 Buildings set back deeper from the road are characterised by large scale modern residential 

development with associated garaging and mature garden plots with trees defined by low 

boundaries, including estate railings. The arrangement sites the barn within a suburban 

landscape to a degree which is established more firmly in the heart of the village to the south.  

 Materials and forms are traditional brick built gabled houses created a sense of integrity to 

the wider area, although the forms of buildings are modern and occasionally distinctly so.  

 From the south, views (View A) along Fenton Road feature the barn as a relative landmark set 

amongst houses and backed by a mature tree canopy to the rear ground, emphasising the 

architectural stature of the barn and its associations with the Stubton Estate to the east. The 

Site lies within the view, creating a narrow view that channels along Fenton Road. The 

relatively small scale of the cottage, and exposed brick gabled end of the principal roadside 

range, assists in appreciating the rural setting of the barn and its relative status in the village 

hierarchy. 

 

Figure 12  Key views considered  

 The views quality is experienced best in longer to medium range views, with more intimate 

experiences revealing many of the poorer architectural qualities of the cottage (See Section 

4.2), offering little sense of integrity within the barn’s immediate setting.  

A 

C 

B 

D 
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Figure 13  View A looking north with the Barn at Home Farm to the east and Site to the west 

 The contribution of the Site to views from the surrounding area (Views B and C) is similar, 

although views are of notably poorer quality with the barn experienced amongst ostensibly 

modern residential housing that characterises the east and west sides of Fenton Road and 

separates the Barn at Home Farm from the private landscape of Stubton Hall Estate. 

 

Figure 14 View C looking east from the garden plot of the Site 
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 Views (View B) of the barn along Fenton Lane from the north, include modern residential 

development to the east and west, alongside the village hall. The Site features within the 

foreground of views including the modern garage, car port and rebuilt gable end of the 

cottage.  

 

Figure 15 View B looking south with the Barn at Home Farm to the east and Site to the west marked by the parked car 

 Longer range views are few but include glimpse views out to the surrounding rural landscape, 

which again assists in siting the barn within its rural hinterland, enabling appreciation of its 

architectural and historical interest. 

 Overall, the traditional gabled form of the cottage makes a positive contribution to the ability 

to experience the significance of the barn within medium range views from the south but is 

otherwise a neutral if not negative feature within the barn’s setting by virtue of its heavily 

modernised character. 

Impact 

 In principle, demolition of the much altered and modernised cottage would not be 

detrimental or beneficial to the ability to appreciate the barn’s significance. Historical links 

between the two buildings are much diminished by the poorly reconfigured character of the 

cottage. 

 The introduction of the proposed development has the ability to impact upon the experience 

of the barn from within its setting. The proposed development is well-formed around the 

village’s traditional architectural characteristics that make a positive contribution to the 

setting of the listed barn.  
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 Importantly the reduced eaves height of the 1.5 storey building, the ridge height of which is 

comparable with the existing cottage, establishes a domestic scale property that will not 

challenge the tall scale and slender form of the former threshing barn.  

 The massing of the proposed building is increased, although the overall footprint only 

marginally so. The two-pile form and modulation of the building’s massing with timber 

elements, reduce any sense of a dominant massing and reflect a sense of architectural 

phasing. 

 The use of a simple and traditional palette of materials will also integrate the proposed 

development well within the barn’s setting, improving upon those of the existing cottage.  

 The proposed development’s marginally deeper setback will retain if not broaden the green 

which characterise Fenton Road, promoting a positive element of the barn’s rural setting. 

 Overall, the proposed development is well-formed around the parameters of the barn’s 

setting. Accounting for the character of the existing cottage, the change brought about by its 

replacement will not inhibit nor improve the ability to appreciate the barn’s architectural and 

historical interest from within its setting.  

  

  



 

25 

THE MANOR HOUSE 

 

Figure 16 View of the Manor House from the north 

Grade II listed building NHLE Reference: 1146982 

Map Reference: 2 

Architectural and historical interest 

Abridged and adapted from National Heritage List for England description 

 Early 18th century cottage with 19th century alterations and additions. L-shaped plan with 19th 

century red brick range to rear. One and a half storeys, ground floor constructed from coursed 

rubble Lincolnshire limestone and garret above in red brick with red brick coping to gable 

ends. Steep pitch pantile roof and central ridge stack. Stone quoin detail. 

 Plank central doorway to ground floor, flanked by 8-light timber casement windows. Similar 

casements to ground floor and gable end to north and south elevations.  

 The name ‘The Manor House’ or ‘The Manor’ may indicate that the building formed an earlier 

residence for the lord of the manor, until a larger property was built on the site of the present 

Stubton Hall. The use of stone also indicates the building’s higher status, as other vernacular 

buildings in Stubton are constructed in brick. The only other buildings in stone are the late 18th 

century Church of St. Martin and Stubton Hall itself.   

Asset’s physical surroundings, experience and contribution made by Site  

 The Manor House lies on Doddington Road, south of the village’s centre which is strongly 

characterised by open garden space and a green surrounded by modern 20th century 

residential development, including to the immediate south and north. 
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 The Site features within medium to long distance views (View D – see Figure 12) of the Manor 

House from the south, with its northerly gable forming a low-lying traditional feature within 

the village scape already described in previous sections (see Paragraph 4.3.20 onwards). The 

view is pleasant, and assist in appreciating the Manor House’s significance, albeit within a 

distinctly modernised residential setting.  

 

Figure 17 View D looking north along Doddington Lane towards the Site with the Manor House to the west 

 Accounting for surrounding modern development, the Site makes little if any other 

contribution to the ability to experience the architectural and historical interest of the Manor 

House from within its setting.  

Impact 

 In principle, demolition of the much altered and modernised cottage would not be 

detrimental or beneficial to the ability to appreciate the Manor House’s significance.  

 The introduction of the proposed development has the ability to impact upon the experience 

of the house from within its distant setting. The scale, form and material construction of the 

proposed development is well-formed around the village’s traditional architectural 

characteristics, and its appearance within northerly views of the Manor House will not impact 

upon the ability to appreciate the Manor House’s architectural and historical interest from 

within its setting. 
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 CONCLUSIONS &  POSITION 

CONCLUSIONS 

 The proposed development lies within the setting of two Grade II listed buildings, the Manor 

House and the Barn at Home Farm. The site does not lie within a conservation area or the 

setting of any other designated or non-designated heritage assets.  

 Review of Home Farm Cottage’s architectural and historical interest demonstrates that it does 

not lie within the minority of buildings that are due a material consideration in the planning 

balance as non-designated heritage assets. 

 The proposed development is well-conceived around those elements of the village of 

Stubton’s character that contribute positively to the experience of designated heritage assets 

from within their settings.  

 As such, the proposed development will have a neutral impact upon the setting of the Grade 

II listed buildings of Barn at Home Farm and Manor House, preserving the ability to experience 

their architectural and historical interest from with their settings.  

 

POSITION 

 In bringing about a neutral impact upon the setting of listed buildings, the proposed 

development adheres to Section 66 of the Planning (Listed Buildings and Conservation Areas) 

Act 1990 alongside Policies EN6 of the South Kesteven Local Plan (adopted January 2020) and 

NE2, BE1 & BE2 of the Stubton Neighbourhood Plan (adopted 2014). 

 As a building that does not merit a material consideration in the planning balance as a non-

designated heritage asset, the demolition of Home Farm Cottage carries no weight in the 

planning balance. 

 Overall, according to the prevailing framework of legislation and policy, the proposed 

development is due no weight, either for or against it, in the planning balance on heritage 

grounds. 
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Mapping 

• Range of Historic Ordnance Survey mapping, available through the National Library of 

Scotland https://maps.nls.uk/geo/find/#zoom=15&lat=53.03110&lon=-

0.71307&layers=101&b=1&z=1&point=53.03006,-0.69979 and Old Maps services 

https://www.old-maps.co.uk/#/Map/487500/348500/12/100954  
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 APPENDIXES 

APPENDIX 1:  ASSESSMENT METHODOLOGY  

Aims and Scope 

 The aim of this assessment is to assess the magnitude of any potential impacts which may be 

imposed upon the historic environment resource by the proposed development.  

 GPA 2: Managing Significance in Decision-Taking in the Historic Environment (Historic England, 

2015), provides information to assist local authorities, planning and other consultants, 

owners, applicants and other interested parties in implementing historic environment policy 

in the National Planning Policy Framework (NPPF) and the related guidance given in the 

Planning Practice Guidance (PPG). These include; assessing the significance of heritage assets, 

using appropriate expertise, historic environment records, recording and furthering 

understanding, neglect and unauthorised works, marketing and design and distinctiveness. 

 For the purposes of assessing potential impact on the setting of heritage assets, the 

procedures laid out within the Historic England document Historic England Good Practice 

Advice Note 3: The Setting of Heritage Assets (Historic England, 2017) have been followed. 

 Advice set out within the Historic England documents Conservation Principles, Policies and 

Guidance (English Heritage, 2008), Management of Research Projects in the Historic 

Environment: The MoRPHE Project Manager’s Guide (Historic England, 2015), and the 

Chartered Institute for Archaeologists’ (CIfA) Standard and Guidance: historic environment 

desk-based assessment (Chartered Institute for Archaeologists, 2014) have been followed. 

The Heritage Resource  

 The heritage resource is divided into two broad categories, designated heritage assets and 

non-designated heritage assets. Designated heritage assets are considered to be of national 

and regional importance, whilst non-designated heritage assets are considered to be of local 

importance.  

 Designated heritage assets consist of: 

• World Heritage Sites 

• Scheduled Monuments  

• Listed Buildings 

• Registered Parks and Gardens  

• Registered Battlefields 

• Protected Wreck Sites  

• Conservation areas (for the purposes of this assessment, Conservation areas will be 

included as designated heritage assets) 

 The various elements of the heritage resource have been taken into account, and the potential 

development impacts upon them considered. 
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Sources  

 The following sources of heritage and planning data and information were consulted as a 

minimum: 

Designated Heritage Asset data 

 These datasets are available from Historic England and contain data on all recorded 

designated heritage assets in England, i.e., World Heritage Sites, Scheduled Monuments, 

Listed Buildings, Registered Parks and Gardens, Registered Battlefields and Protected Wreck 

Sites. The data were consulted in November 2020.  

Cartographic Sources 

 Historic mapping was obtained online. Information from historic maps, other than tracing the 

above-ground development of a Site or place, can assist in the assessment of archaeological 

potential by highlighting previously unrecorded features, enabling an understanding of how 

the land has been managed in the recent past and identifying areas where development is 

likely to have removed or truncated below-ground archaeological deposits. All maps 

consulted are listed in the References of the main report.  

National Legislation and Planning Documents 

 The treatment of the historic environment within a development and planning context is 

governed by legislation and national policy set out by the National Planning Policy Framework 

(NPPF), which itself dictates local authority planning policy. All relevant national and local 

planning policy documents were consulted in November 2020, and are detailed in Appendix 

2.  

Assumptions and Limitations 

 Much of the information used by this assessment consists of secondary information compiled 

from a variety of sources. The assumption is made that this information is sufficiently 

accurate. 

 The local Historic Environment Record is a record of known archaeological and historic 

environment features. It is not an exhaustive record of all surviving historic environment 

features and it does not preclude the existence of further features which are unknown at 

present. 
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APPENDIX 2:  PLANNING POLICY 
Table 2: National Legislation relevant to the proposed development. 

Planning (Listed 

Buildings and 

Conservation Areas) 

Act (1990) 

The Planning (Listed Buildings and Conservation Areas) Act 1990 covers 
the registration of Listed Buildings (that is those buildings that are seen 
to be of special architectural or historic interest) and the designation of 
Conservation Areas (areas of special architectural or historic interest, 
the character or appearance of which it is desirable to preserve or 
enhance). 
 
A Listed Building may not be demolished or altered or extended in any 
manner which would affect its character as a building of special 
architectural or historic interest without Listed Building Consent being 
granted.  
 
There are three grades of listed building (in descending order): 

- Grade I: buildings of exceptional interest; 
- Grade II*: particularly important buildings of more than special 

interest; and 
- Grade II: buildings of special interest, warranting every effort 

to preserve them. 
 

When making a decision on all listed building consent applications or 
any decision on a planning application for development that affects a 
listed building or its setting, a local planning authority must have 
special regard to the desirability of preserving the building or its setting 
or any features of special architectural or historic interest which it 
possesses. Preservation in this context means not harming the interest 
in the building, as opposed to keeping it utterly unchanged. 
 
The Act requires local planning authorities to pay special attention 
throughout the planning process to desirability of preserving or 
enhancing the character or appearance of a Conservation Area.  

 

 

Table 2: National Policy relevant to the proposed development 

Title  Content  

NPPF Chapter 16, 

Paragraph 184 

Heritage assets range from Sites and buildings of local historic value to 
those of the highest significance, such as World Heritage Sites which 
are internationally recognised to be of Outstanding Universal Value. 
These assets are an irreplaceable resource, and should be conserved in 
a manner appropriate to their significance, so that they can be enjoyed 
for their contribution to the quality of life of existing and future 
generations. 

NPPF Chapter 16, 

Paragraph 185 

Plans should set out a positive strategy for the conservation and 
enjoyment of the historic environment, including heritage assets most 

http://historicengland.org.uk/advice/hpg/hpr-definitions/l/536329/
http://historicengland.org.uk/advice/hpg/hpr-definitions/d/534846/
http://historicengland.org.uk/advice/hpg/hpr-definitions/l/536327/
http://historicengland.org.uk/advice/hpg/hpr-definitions/s/536522/
http://historicengland.org.uk/advice/hpg/hpr-definitions/l/536333/
https://historicengland.org.uk/advice/hpg/decisionmaking/legalrequirements/
http://historicengland.org.uk/advice/hpg/hpr-definitions/b/534792/
http://historicengland.org.uk/advice/hpg/hpr-definitions/s/536536/
http://historicengland.org.uk/advice/hpg/hpr-definitions/h/536296/
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at risk through neglect, decay or other threats. This strategy should 
take into account: 
a) the desirability of sustaining and enhancing the significance of 
heritage assets, and putting them to viable uses consistent with their 
conservation; 
b) the wider social, cultural, economic and environmental benefits that 
conservation of the historic environment can bring; 
c) the desirability of new development making a positive contribution 
to local character and distinctiveness; and 
d) opportunities to draw on the contribution made by the historic 
environment to the character of a place. 

NPPF Chapter 16, 

Paragraph 189 

In determining applications, local planning authorities should require 
an applicant to describe the significance of any heritage assets 
affected, including any contribution made by their setting. The level of 
detail should be proportionate to the assets’ importance and no more 
than is sufficient to understand the potential impact of the proposal on 
their significance. As a minimum the relevant historic environment 
record should have been consulted and the heritage assets assessed 
using appropriate expertise where necessary. Where a Site on which 
development is proposed includes, or has the potential to include, 
heritage assets with archaeological interest, local planning authorities 
should require developers to submit an appropriate desk-based 
assessment and, where necessary, a field evaluation. 

NPPF Chapter 16, 

Paragraph 190 

Local planning authorities should identify and assess the particular 
significance of any heritage asset that may be affected by a proposal 
(including by development affecting the setting of a heritage asset) 
taking account of the available evidence and any necessary expertise. 
They should take this into account when considering the impact of a 
proposal on a heritage asset, to avoid or minimise any conflict 
between the heritage asset’s conservation and any aspect of the 
proposal. 

NPPF Chapter 16, 

Paragraph 192 

In determining applications, local planning authorities should take 
account of: 
a) the desirability of sustaining and enhancing the significance of 
heritage assets and putting them to viable uses consistent with their 
conservation; 
b) the positive contribution that conservation of heritage assets can 
make to sustainable communities including their economic vitality; and 
c) the desirability of new development making a positive contribution 
to local character and distinctiveness. 

NPPF Chapter 16, 

Paragraph 193 

When considering the impact of a proposed development on the 
significance of a designated heritage asset, great weight should be 
given to the asset’s conservation (and the more important the asset, 
the greater the weight should be). This is irrespective of whether any 
potential harm amounts to substantial harm, total loss or less than 
substantial harm to its significance. 

NPPF Chapter 16, 

Paragraph 194 

Any harm to, or loss of, the significance of a designated heritage asset 
(from its alteration or destruction, or from development within its 
setting), should require clear and convincing justification. Substantial 
harm to or loss of: 



 

34 

a) grade II listed buildings, or grade II registered parks or gardens, 
should be exceptional; 
b) assets of the highest significance, notably scheduled monuments, 
protected wreck Sites, registered battlefields, grade I and II* listed 
buildings, grade I and II* registered parks and gardens, and World 
Heritage Sites, should be wholly exceptional. 

NPPF Chapter 16, 

Paragraph 195 

Where a proposed development will lead to substantial harm to (or 
total loss of significance of) a designated heritage asset, local planning 
authorities should refuse consent, unless it can be demonstrated that 
the substantial harm or total loss is necessary to achieve substantial 
public benefits that outweigh that harm or loss, or all of the following 
apply: 
a) the nature of the heritage asset prevents all reasonable uses of the 
Site; and 
b) no viable use of the heritage asset itself can be found in the medium 
term through appropriate marketing that will enable its conservation; 
and 
c) conservation by grant-funding or some form of not for profit, 
charitable or public ownership is demonstrably not possible; and 
d) the harm or loss is outweighed by the benefit of bringing the Site 
back into use. 

NPPF Chapter 16, 

Paragraph 196 

Where a development proposal will 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 including, where 
appropriate, securing its optimum viable use. 

NPPF Chapter 16, 

Paragraph 197 

The effect of an application on the significance of a non-designated 
heritage asset should be taken into account in determining the 
application. In weighing applications that directly or indirectly affect 
non-designated heritage assets, a balanced judgement will be required 
having regard to the scale of any harm or loss and the significance of 
the heritage asset. 

NPPF Chapter 16, 

Paragraph 198 

Local planning authorities should not permit the loss of the whole or 
part of a heritage asset without taking all reasonable steps to ensure 
the new development will proceed after the loss has occurred. 

NPPF Chapter 16, 

Paragraph 199 

Local planning authorities should require developers to record and 
advance understanding of the significance of any heritage assets to be 
lost (wholly or in part) in a manner proportionate to their importance 
and the impact, and to make this evidence (and any archive generated) 
publicly accessible. However, the ability to record evidence of our past 
should not be a factor in deciding whether such loss should be 
permitted. 

NPPF Chapter 16, 

Paragraph 200 

Local planning authorities should look for opportunities for new 
development within Conservation Areas and World Heritage Sites, and 
within the setting of heritage assets, to enhance or better reveal their 
significance. Proposals that preserve those elements of the setting that 
make a positive contribution to the asset (or which better reveal its 
significance) should be treated favourably. 

NPPF Chapter 16, 

Footnote 63 

Non-designated heritage assets of archaeological interest, which are 
demonstrably of equivalent significance to scheduled monuments, 
should be considered subject to the policies for designated heritage 
assets. 
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Table 3: Policies extracted from the South Kesteven Local Plan (adopted January 2020), relevant to the proposed development and the 
historic environment. 

Policy Content 

EN6 The Historic Environment 

The Council will seek to protect and enhance heritage assets and their settings in 

keeping with the policies in the National Planning Policy Framework. 

Development that is likely to cause harm to the significance of a heritage asset or its 

setting will only be granted permission where the public benefits of the proposal 

outweigh the potential harm. Proposals which would conserve or enhance the 

significance of the asset shall be considered favourably. Substantial harm or total loss 

will be resisted. 

Proposals will be expected to take Conservation Area Appraisals into account, where 

these have been adopted by the Council. 

Where development affecting archaeological sites is acceptable in principle, the 

Council will seek to ensure mitigation of impact through preservation of the remains in 

situ as a preferred solution. When in situ preservation is not practical, the developer 

will be required to make adequate provision for excavation and recording before or 

during development. 

DE1 Promoting Good Quality Design 

To ensure high quality design is achieved throughout the District, all development 

proposals will be expected to: 

a. Make a positive contribution to the local distinctiveness, vernacular and 

character of the area. Proposals should reinforce local identity and not have an 

adverse impact on the streetscene, settlement pattern or the landscape / 

townscape character of the surrounding area. Proposals should be of an 

appropriate scale, density, massing, height and material, given the context of 

the area; 

b. Ensure there is no adverse impact on the amenity of neighbouring users in 

terms of noise, light pollution, loss of privacy and loss of light and have regard 

to features that minimise crime and the fear of crime; and 

c. Provide sufficient private amenity space, suitable to the type and amount of 

development proposed. 

Development proposals should seek to: 

d. Retain and incorporate important on site features, such as trees and 

hedgerows and incorporate, where possible, nature conservation and 

biodiversity enhancement into the development; 

e. Provide well designed hard and soft landscaping; and 

f. Effectively incorporate onsite infrastructure, such as flood mitigation systems 

or green infrastructure, as appropriate. 

All major development (as defined in the Glossary) must demonstrate compliance with: 
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g. Neighbourhood Plan policies; 

h. Manual for Streets guidance and relevant Lincolnshire County Council guidance 

i. Village design statements, where approved by the Council. 

j. For new residential proposals, development should perform positively against 

Building for Life 12; 

Planning permission for new residential development above a threshold of 10 or more 

dwellings will be granted subject to a target of at least 10% of new dwellings being 

developed as ‘Accessible and Adaptable’ in line with the optional standards set out in 

Part M4(2) of the Building Regulations.  

Residential development on sites of 400 or more dwellings must contribute towards 

innovative design, to encourage sustainable living and working across the District. This 

should be delivered through exemplary design, construction and community facilities 

within all strategic developments. 

Residential development on sites of 400 or more dwellings and other significant 

Developments (defined by the Council)* will undergo an independent Design Review, 

at an early stage as part of comprehensive masterplanning or through pre-application 

advice. The Council and the Applicant will be equally involved in the selection of a 

review panel. The cost associated with the Design Review will be covered, in full, by the 

Applicant. 

*significant developments will be determined on a case by case basis, depending on 

the context of each individual site. 

When selecting schemes to undergo Design Review from both allocated sites and 

subsequent proposals, the following criteria will act as guidance: 

i. Significant major planning proposals that include large buildings or groups of 

buildings such as large scale housing schemes, religious buildings, museums or 

art galleries, hospitals, shopping and leisure complexes, and office or 

commercial buildings; 

ii. Strategic or regeneration opportunity sites; 

iii. Infrastructure projects such as stations, and other transport interchanges; 

iv. Sites with special significance or local interest or proposals which are out of the 

ordinary in their context or setting because of their scale; 

v. Schemes that by their nature, setting or location are likely to be seen as 

unusual, particularly controversial or setting a precedence. This includes 

proposals which are likely to establish the planning, form or architectural 

quality for future large scale development or redevelopment; and 

vi. Schemes with a significant impact upon the public realm, such as major 

changes in the public realm or proposals to enhance public squares and civic 

open spaces; and 

vii. vii. Where a masterplan or concept framework is needed to ensure the 

satisfactory development of a complex or multi-ownership site. 
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Table 3: Policies extracted from the Stubton Neighbourhood Plan (adopted 2014), relevant to the historic environment and the proposed 
development 

Policy Content 

NE2 New development must be appropriate to the character, natural historic and cultural 

attributes and features of Stubton’s landscape. Developments must respect and retain 

the landscape character of Stubton Parish and incorporate features which contribute 

to the conservation, enhancement or restoration of these features. 

In particular, new development should, wherever possible: 

• Maintain existing hedgerows, trees and woodland and encourage the planting 

of new trees and hedgerows. Where new trees are proposed, these should 

wherever possible, be appropriate disease resistant and native species. 

• Protect and enhance the existing landscape character and the important 

features that define the character, setting and views of the Parish (as set out 

within the Stubton Landscape Character Assessment). In particular, 

development which would impact on views into and, where appropriate, out 

of the village should demonstrate that these features have been sensitively and 

appropriately considered and incorporated/mitigated as necessary. 

BE1 New development for appropriate uses, which is in accordance with the other policies 

of this plan, will be supported where it can be demonstrated that opportunities to 

protect and enhance the landscape and/or built environment of Stubton and/or its 

setting, have been considered and incorporated. 

BE2 New development for appropriate uses should be sympathetic to the existing form, 

scale and character of Stubton Parish and be appropriate to its rural location, by 

ensuring compatibility with the character of the landscape as well as buildings. 

Materials and boundary treatments should be sympathetic to the character of Stubton. 
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