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PL2 S18/0499 Target Decision Date:10th May 2018
Committee Date:24th July 2018

Applicant Mr & Mrs J Bontoft  8 High Street  Swayfield  Grantham NG33 
4LL 

Agent Mr Mike Sibthorp Mike Sibthorp Planning Logan House  Lime 
Grove  Grantham NG31 9JD

Proposal Erection of dwelling
Location Land To South Of Roxholme Haven  Glen Road Castle Bytham 

NG33 4RJ  
Application Type Full Planning Permission
Parish(es) Castle Bytham Parish Council
Reason for Referral to 
Committee

Cllr Wilkins call-in on the grounds of impact on the street scene 
and heritage assets.

Recommendation That the application is:- Refused
Report Author Peter Lifford - Area Planning Officer

01476 406080 Ext: 6391
p.lifford@southkesteven.gov.uk

Report Reviewed By Sylvia Bland 
Head of Development Management and Implementation
01476 406080 Ext: 6388
S.Bland@southkesteven.gov.uk

Key Issues

Impact on Conservation Area
Impact on adjacent Grade II Listed Building

Technical Documents Submitted with the Application

Design and Access Statement
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1.0 Description of site

1.1 The application site is located on the east side of Glen Road. Access to the site is gained from 
the south of the property known as Roxholme Haven. This property is a bungalow with 
accommodation in the roof space. To the south of the application site there is a complex of farm 
buildings (with the front section being Listed) that have been converted to residential dwellings. 
To the rear of the site are open fields with views of the scheduled ancient monument, Castle Hill 
to the east.

2.0 Description of proposal

2.1 The proposal is to construct a detached one and a half storey 4 bedroom dwelling with a 
maximum ridge height of 7.9 metres sited to the rear of Roxholme Haven to the north and beyond 
the rear of the Listed building to the south but in line with the attached, unlisted section of this 
range of buildings. The new dwelling is located towards the southern side of the plot being at 
least 2m from the south site boundary with an attached double garage on the south side.

3.0 Relevant History

Reference Proposal Decision Date
S17/0763 Erection of single 4-bedroom detached 

dwelling
Refused 06/10/2017

S00/1175 Erection of dwelling Refused 02/01/2001

4.0 Policy Considerations

4.1 National Planning Policy Framework (NPPF)
Section 12 - Enhancing the historic environment
Section 7 - Requiring good design

4.2 South Kesteven District Council Core Strategy
Policy SP2 - Sustainable Communities
Policy EN1 - Protection and Enhancement
Policy SP1 - Spatial Strategy

4.3 Site Allocation and Policies Development Plan Document
Policy SAPH1 - Other housing development

5.0 SKDC Corporate Priorities
Good housing for all

6.0 Representations Received

Historic Buildings Advisor 
(SKDC)

The 0.12Ha. application site lies within the Castle Bytham 
Conservation Area and the neighbouring property to the 
south west, Red Barn Farmhouse, is a Grade II Listed 
Building.  The site is currently a paddock with access off Glen 
Road via a narrow strip of land between the current northern 
boundary to Red Barn Farmhouse and Roxholme, a modern 
chalet style bungalow.  

The current application follows one (S17/0763) for a dwelling 
of a different design and positioned more to the north of the 
Listed Building where it would have obstructed views from 
Glen Road to the rising open countryside beyond the River 
Glen.   It should be noted, however, that this view is not 
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historical as there was until recently the surviving section of a 
high stone wall that was apparently demolished because it 
was structurally unsound.
 
Planning permission is sought to erect a detached dwelling 
on land immediately to the north east of Red Barn House, a 
grade II Listed seventeenth century farmhouse that was re-
fronted in the nineteenth century.  The house is positioned at 
right angles to the highway and is built up to the back edge of 
the footpath.  The principal, front elevation faces south and 
overlooks a lawn enclosed by a stone wall on the western 
boundary and the rear wall of a former stable range on the 
eastern side.  Although the main aspect of the Listed Building 
faces south the house is nowadays mainly accessed from its 
north, rear side.  It was first Listed in 1986.
 
The present boundary between the application site and the 
listed property is defined by a Laurel hedge but historically it 
included the application land.

The land is currently a paddock and photographic evidence 
has been provided that confirms the presence of agricultural 
buildings on the site, slightly more to the east of the position 
for the proposed dwelling. These buildings no longer exist 
and although the former presence of buildings is something to 
be taken into account, it does not automatically mean that 
development is acceptable in a location.  The removal of the 
largely modern agricultural buildings has enhanced the 
setting of Red Barn Farmhouse. 

The development should be refused on the grounds that the 
proposed dwelling, by reason of its size and position cause 
harm to the setting of the grade II Listed Building, Red Barn 
Farmhouse and would not constitute an enhancement of the 
Conservation Area.   Nor could its impact be considered to be 
neutral.

The level of harm is less than substantial. The NPPF (March 
2012) requires that in such circumstances the degree of harm 
is weighed against any public benefits arising from the 
proposal and there are no public benefits that outweigh the 
harm that would be caused to both the Conservation Area 
and the setting of the Listed Building.

Parish Council The proposed dwelling, which has a larger mass than the 
previous application, would be in close proximity to 'Red Barn' 
a Grade II Listed Building; it was felt that all efforts should be 
made to protect Listed Buildings and their environment in the 
village.
The issue of overlooking and privacy was also raised - the 
proposed 1.5 height dwelling would overlook a partial one 
storey dwelling with ground floor bedrooms and lie very close 
to the boundary with another dwelling. Its roof-line would be 
higher than two out of three parts of 'Red Barn'; the latter's 
garden and bedroom windows would be overlooked. Another 
dwelling, 'Riverside Barn' would suffer from loss of light in 
three occupied ground floor bedroom windows.
The Design and Access statement (ref Scale; para93), offers 
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'Roxholme Haven' as an appropriate comparative 1.5 storey 
dwelling adjacent to the site, however the height of the ridge 
of 'Roxholme Haven' is 1.6 metre lower than the proposed 
new dwelling.
The proposed dwelling would have an adverse impact on the 
character of the Conservation Area and would be contrary to 
Policy EN1 of SKDC's Core Strategy and to Section 12 of the 
Planning Policy Framework contained in PPG.
The proposed dwelling would mean the loss of a green space 
and of views to the open countryside towards Castle Mound, 
an Ancient Monument. 

The Councillors agreed that the proposed dwelling and 
garage were too tall for the surroundings, their scale and 
scope would adversely dominate the Street Scene.

Due to the importance the Parish Council places on 
maintaining the character of this historical Conservation 
village we ask that this application shall go before Committee 
for consideration.

LCC Highways & SuDS 
Support

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

7.0 Representations as a Result of Publicity

7.1 This application has been advertised in accordance with the Council's Statement of Community 
Involvement and 12 letters of representation have been received.  The points raised can be 
summarised as follows:

1. Impact on adjacent Grade II Listed building
2. Need housing that is affordable for locals
3. Development no different from previous refused scheme
4. Front boundary wall should be re-instated
5. Serious detrimental effect upon the street scene.
6. Adverse impact on the character of the Conservation Area
7. Loss of open paddock
8. Overdevelopment in Conservation Area
9. View of surrounding countryside would be seriously restricted
10. Submission should have been for a single storey property
11. Dwelling is too high
12. Development would not enhance the Conservation Area
13. No change since previous refusal

8.0 Evaluation

8.1 Principle of Use

8.1.1 The site is located within Castle Bytham which is identified as a Local Service Centre in Policy 
SP1 and SP2 of the Adopted Core Strategy where development will be allowed in accordance 
with the Spatial Strategy and preference will be given to brownfield sites within the built up part of 
the settlements which do not compromise the nature and character of the village.  Policy SAP H1 
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of the adopted Site Allocations and Policy DPD (2014) states that new housing development will 
be provided in Local Service Centres through the development of suitable brownfield 
redevelopment sites and small infill sites within the built up parts of these settlements.

8.1.2 In terms of principle, the application site could be considered a small infill site within the existing 
built up area of Castle Bytham and therefore is a suitable location for residential purposes in line 
with national planning policy set out in the National Planning Policy Framework and local 
development planning policy set out in Policies SP1 and H1 of the adopted South Kesteven Core 
Strategy (2010) and Policy SAP H1 of the adopted Site Allocations and Policy DPD (2014). 

8.2 Impact of Designated Heritage Assets

8.2.1 Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 (the 'Act') 
requires the Local Planning Authority to pay special regard to the desirability of preserving listed 
buildings and their setting. In this context, the objective of preservation is to cause no harm, and 
is a matter of paramount concern in the planning process. The Local Planning Authority has a 
general duty to give special attention to the desirability of preserving or enhancing the character 
or appearance of Conservation areas s72 of the Planning (Listed Buildings and Conservation 
Areas) Act 1990 (the 'Act'). The site is within the conservation area and adjacent to a listed 
building.

8.2.2 The appeal site is located within the Castle Bytham Conservation Area. The objectives of policy 
EN1 of the Core Strategy controls development in Conservation Areas and is consistent with this 
test.

8.2.3 The National Planning Policy Framework ('the Framework') is an important material 
consideration. It identifies that heritage assets are irreplaceable resources. Paragraph 132 
advises that when considering the impact of a proposed development on the significance of a 
designated heritage asset, such as a Conservation Area, great weight should be given to the 
asset's conservation. 

8.2.4 It is considered that the proposal will result in the loss of the remaining length of the stonewall on 
the road frontage, which is an important feature in the street scene in this part of the 
Conservation Area that has already been reduced in length.

8.2.5 The site is also adjacent to the Grade II Listed Red Barn House. It is considered that the 
proposals would have a detrimental impact on the setting of the Listed Building. It is considered 
that this would result in harm to the significance of the Listed building.

8.2.6 Historically the application site formed part of the overall land holding of the agricultural buildings 
to the south which have now been converted into residential dwellings and with its current use as 
a paddock would still be viewed as such. The redevelopment of the converted agricultural 
buildings to the south has seen changes to the north elevation of the Listed Red Barn House 
facing the application site to incorporate a rear domestic entrance.

8.2.7 The construction of a new, modern dwelling on the application site will introduce an urbanising 
and domestic feature in the immediate setting of the Listed building.  This could reduce its 
significance by limiting the appreciation of its previous agricultural character. 

8.2.8 The proposed development would cause less than substantial harm to the significance of 
statutorily designated asset.  In such circumstances the NPPF requires the degree of harm to be 
weighed against any public benefit arising from the development.  In this case, the provision of 
housing and the short term economic benefits arising from the construction of the dwelling does 
not outweigh the harm caused by the proposed development to the setting of Red Barn House. 

8.2.9 On balance it is therefore considered the proposal would not comply with the NPPF, Policy 
SAPH1 of the SAPDPD and EN1 of the Core Strategy.
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8.2.10 A previous recent application (S17/0763) was refused for the erection of a detached dwelling and 
detached garage. This proposal showed the dwelling sited centrally within the plot with a 
detached garage adjacent to the north side boundary. One of the reasons for refusal related to 
the loss of views to the surrounding countryside. This current layout retains these views and a 
refusal reason on these grounds could not be sustained.

8.3 Impact on the neighbouring properties

8.3.1 The dwelling is located towards the southern side of the application site with the attached garage 
sited on the south side adjacent to the common boundary with the property to the south. Having 
regard to the distances between dwellings and the internal layout of the proposed new property 
the resulting impacts on existing properties to the north and south in terms of loss of privacy, light 
levels and outlook are not considered significant to warrant refusing the development on grounds 
of loss of residential amenity.

 
8.3.2 Taking into account the nature of the proposal, layout and adequate separation distances, it is 

considered that there would be no significant unacceptable adverse impact on the residential 
amenities of the occupiers of adjacent properties in accordance with the NPPF Section 7, and 
Policy EN1 of the South Kesteven Core Strategy.

8.4 Highway issues

8.4.1 The Highway Authority have no objection to the development, subject to conditions. The proposal 
provides suitable off road car parking, turning areas and visibility splays. 

9.0 Crime and Disorder

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

10.0 Human Rights Implications

10.1 Articles 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.

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

11.0 Conclusion

11.1 The application should be refused on the grounds that the proposed development, by reason of 
its position and proximity to the Grade II Listed Building, would compromise the setting of Red 
Barn House.  

RECOMMENDATION: that the development is refused for the following reasons

1 The dwelling and attached garage by reason of its siting, position and design, coupled with the 
proximity to Red Barn Farmhouse would result in detrimental impact on the setting such as to harm 
the significance of a Grade II Listed Building. Although this would be less than substantial harm, the 
public benefits of the proposal would not outweigh the identified harm. The proposal, therefore, is 
contrary to central government policy on conservation and enhancement of the historic environment 
contained in Section 12 of the National Planning Policy Framework, guidance contained in current 
PPG and Policy EN1 of the South Kesteven District Council Core Strategy.
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Block Plan

Layout and Elevation plan

Street View


