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Date: 21 August 2020 
 
Dear Sir 
 

Application No. S20/1026 
Location: Home Farm Cottage, Fenton Road, Stubton 
Description Replacement of existing dwelling and series of outbuilding 

structures with a new family home  
Application Type Preliminary Enquiry 
 Miranda Beavers 

m.beavers@southkesteven.gov.uk 
 
I refer to your enquiry regarding the above proposal, received 25 June 2020. 
 
Relevant Government Documents:  
 

National Planning Policy Framework  
 
Policy 12 Achieving well-designed places 
Policy 16 Conserving and enhancing the historic environment 
 
South Kesteven Local Plan Policies  
 
DE1Promoting Good Quality Design  
EN6 The Historic Environment 
SP1 Spatial Strategy 
SP2 Settlement Hierarchy 
SP3 Infill Development 
SB1 - Sustainable Building  
SD1 -The Principles of Sustainable  
 
Site Description 
 
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.   

http://www.southkesteven.gov.uk/


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. The barn was converted into a dwellinghouse in the late 
1980’s. The side elevation of the building, which is visible from the roadside, retains much of 
its original character and appearance as a barn.  The barn is situated approximately 14m from 
the corner of Home Farm Cottage. 
 
The village of Stubton is now identified as a ‘smaller village’ within Policy SP2 of the South 
Kesteven Local Plan and therefore the principle for residential development is acceptable 
provided that the development complies with SP3 (Infill Development), and all other relevant 
policies, where development will not compromise the village’s nature and character. 
 
Notwithstanding compliance with Policy SP3, the existing dwellinghouse is sited in close 
proximity to a Grade II Listed Building and therefore consideration must also be given to 
Policy EN6.  The Historic Environment which states; 
 
“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 favorably. 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.” 

 
Heritage Consideration  
 
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. The onus will be on your specialist Heritage Consultant to demonstrate that the 
development proposal would not lead to less than substantial harm to the significance of this 
designated heritage asset, any harm will be assessed weighed against the public benefits of 
the proposal.  From the information you have submitted it is not considered that the proposal 
would be in accordance with the NPPF Section 16, and Policy EN6 of South Kesteven's Local 
Plan.  
 
The Consultant Conservation Officer commented on the design as follows: 
 
“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.” 
 
The County Council as Local Highway and Lead Local Flood Authority has advised that the 
proposal is acceptable in principle.  However, applicants are advised to be aware of the 
requirements for access, parking, visibility and turning, as detailed in the Lincolnshire County 
Council Design Approach. 
 
The National Planning Policy Framework also sets out a range of policies which you 



 
 

should refer to. You may also wish to also refer to the National Design Guide. 
 
Part 12 of the NPPF (Achieving Well Designed Places) states that “good design is a key 
aspect of sustainable development and new development should be visually attractive as a 
result of good architecture and appropriate landscaping.”  Permission should be refused for 
development of poor design that fails to take the opportunities available for improving 
the character and quality of an area and the way it functions.  
 
Part  16  of  the  NPPF  (Conserving  and  Enhance  the  Historic Environment) Para 196 
states that “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.” 
 
Impact upon neighbours’ residential amenities 
 
Policy DE1 of the South Kesteven Local Plan states that all development proposals will be 
expected to 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 
minimize crime and fear of crime. The impact of the proposed development upon neighbors’ 
residential amenities would be taken into consideration should a planning application be 
submitted. Issues such as overlooking, loss of privacy and over dominance would be 
assessed through consultation with nearby residents and as part of a site visit should an 
application be submitted. 
 
Conclusion 
 
The proposal should also in particular comply with Local Plan Policies SP2, SP3, EN1, EN6 
and DE1.  Subject to the advice given above and to the design of the dwelling not having 
detrimental impact upon neighbours’ residential amenities by way of overlooking, over 
dominance or loss of privacy, or a harmful impact on the setting of the nearby listed building 
or the overall character and appearance of the area, a scheme for a replacement dwelling, as 
described, may be acceptable in principle.  However, statement (design and access) should 
be provided to support the design and layout of the property. At the moment your scheme is 
unconvincing.  Also, significant landscaping around the perimeter boundary would be 
expected and not fencing. 
 
Information would be required in the form of a comprehensive design and access statement 
and a heritage impact assessment from an appropriately qualified heritage expert, to ensure 
compliance with the relevant policies mentioned above. Prior to any formal submission I would 
also advise you to consult with surrounding occupiers, the Parish Council and elected 
members, any observations received and how they have addressed should be made clear in 
your supporting statement.  Applications that can demonstrate early, proactive and effective 
engagement with the community will usually be looked on more favourably than those that 
cannot.  
 
The Planning Authorities opinion is given on a desk top assessment and should a formal 
application be submitted; a site visit and consultation of neighbours and statutory consultees 
will be undertaken to assess the impact. The above advice is based on the information 
provided as part of the pre-application submission. Please note the above advice is based on 
officer opinion only and does not prejudice any subsequent decision of the Local Planning 
Authority pursuant to the submission of a formal planning application which may generate 
previously unknown issues either through responses to statutory consultations or evaluation 
of the more detailed information submitted with the application. The decision on a formal 
application may also be made by the Planning Committee which, democratically, is entitled to 



arrive at a different conclusion to the planning officers provided that the decision is based on 
material planning grounds. 
 
Recommended Parties to Consult Prior to Submission of a Formal Planning 
Application: 
 

1. Stubton Parish Council 
2. Neighbouring and adjacent properties 

 
Validation Requirements: 
 
1. Full Planning Application Form 
2.  Appropriate ownership certificate. – See below 
3.  Application Fee - £462.00 
4.  Location Plan – based on an up-to-date map, to a metric scale (typically 1:1250 or 

1:2500), with a north arrow. This plan should identify sufficient roads and/or buildings 
on land adjoining the application site to ensure that the exact location of the site is 
clear. The application site should be edged clearly with a red line; a blue line should 
be drawn around any other land owned by the applicant, close to or adjoining the 
site. 

5.  Site/Block Plan- similar to the location plan, this plan should also show the proposed 
development in relation to the existing boundaries and/or buildings on site. This 
should also be drawn to a metric scale. 

6.  Proposed elevations and floor plans - these should be drawn to a metric scale 
(typically 1:50 or 1:100) 

7.  Existing elevations and floor plans - these should be drawn to a metric scale 
(typically 1:50 or 1:100) 

8.  Heritage Impact Assessment , For guidance notes, please click on the link below:- 
http://www.southkesteven.gov.uk/index.aspx?articleid=8404 
 

The planning system entitles anyone to apply for permission to develop any plot of land, 
irrespective of ownership. However, an applicant is required to notify owners of the land or 
buildings to which the application relates, as well as any agricultural tenants, in accordance 
with article 13 of the Town and Country Planning (Development Management Procedure) 
(England) Order 2015. When making an application, an applicant is required to sign a 
certificate confirming the ownership of the land to which the application relates and that the 
relevant notices have been served. You can apply online through the Planning Portal 
http://www.southkesteven.gov.uk/index.aspx?articleid=8169 or download a paper form from 
the same link. If you do not wish to make the application through the Planning Portal you can 
submit by email to planning@southkesteven.gov.uk. Paper submissions can also be 
delivered to the offices or sent by post; please note for paper submissions the original and 3 
copies of the above documents will be required. 
 
Useful Links  
South Kesteven Local Plan http://www.southkesteven.gov.uk/index.aspx?articleid=14904 
Applying for planning permissionhttp://www.southkesteven.gov.uk/index.aspx?articleid=8169 
 
Yours faithfully 
 
 
Miranda Beavers 
Development Management Planning Officer 

http://www.southkesteven.gov.uk/index.aspx?articleid=8404

