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1 Description of site

1.1 Priory Farmyard lies towards the southern end of Castle Bytham, and is accessed from 
Station Road. The site rises steeply from Station Road, to a plateau upon which there are 
various agricultural buildings which are used for storage. The surrounding land is 
overgrown, and also includes the remains of other structures which have since been 
demolished. There are a number of trees of amenity value within the site. There is also an 
upper paddock area.

1.2 To the south of the site, there is significant vegetation and trees which form a wooded 
boundary. The context to the north, west and east of the site is set by established 
development, including the Grade I church and Grade II* Priory. There are established 
boundaries on all sides.

2 Description of proposal

2.1 The proposal seeks full planning permission for the demolition of the existing buildings on 
site and the erection of 2 dwellings.

2.2 The larger dwelling, referred to in the application as the house, would be a U-shaped 
dwelling with integral garaging to be located around an internal courtyard. The dwelling 
would comprise all main living areas at ground floor level, along with guest and utility 
accommodation, with 4 bedrooms being located at first floor level. The materials are 
shown to be locally sourced limestone for the walls, with pantiles used for the roof. This 
dwelling would be 7.95m to ridge, with maximum dimensions of 26.8m x 22.7m. The 
dwelling would be predominantly single storey, but with a modest two-storey element.

2.3 It should be noted that the positioning, and alignment of this dwelling has been amended 
through the application process, to pivot the dwelling further away from the common rear 
boundary which is shared with the church.

2.4 This dwelling would be served via the existing access to the former farmyard.

2.5 The bungalow has been amended during the application process, with its scale having 
been reduced. It is now shown as a single storey building of an L-shaped footprint and 
comprising 2 bedrooms. It would measure 9.5m x 8.6m x 4.6m to ridge, and be 
constructed of red brick, under a slate roof, with stone cill detailing, PVCu windows and 
powder-coated aluminium doors. This dwelling would be accessed via an extension of the 
existing private driveway which serves 42a Station Road.

2.6 The submitted plans also indicate some modest landscape works within the site, including 
the provision of additional planting.

2.7 The application is supported by a number of specialist reports, including ecology, trees, 
and heritage impact assessment.



3 Relevant History

Reference Proposal Decision Date

SK.1240/90
(6115)

Erect agricultural dwelling Dismissed at 
appeal

20/01/1990

4 Policy Considerations

4.1 National Planning Policy Framework (NPPF)
Section 2 - Achieving sustainable development
Section 4 - Decision-making
Section 5 - Delivering a sufficient supply of homes
Section 12 - Achieving well-designed places
Section 16 - Conserving and enhancing the historic environment

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

4.3 Site Allocation and Policies Development Plan Document
Policy SAPH1 - Other housing development
Policy SD1 - Sustainable development

5 Representations Received

5.1 Parish Council
5.1.1 Castle Bytham Parish Council have objected to the proposals for the following reasons:

1. The proposed dwelling would be in close proximity of St. James' Church (Circa 1151, 
Grade1 listed), The Priory (Circa 1472, Grade ll* listed) and its barns - both Grade ll 
listed buildings and Heritage assets in the Conservation Area; The Priory is the 
oldest occupied dwelling in the village.

2. The proposed dwelling has a very large footprint, larger than that of the adjacent 
Church. Because of the rising land the height of the two-story ridge is a concern it 
being higher than the Church ridge, and would dominate the substantially lower ridge 
of The Priory which sits on lower land. The removal of Leylandii trees currently 
impacting on the drive into The Priory would increase the dominance factor.

3. There are wildlife concerns because of the nesting owl and bat population.
4. The water supply to the Church and the Old School House which currently runs 

across the Priory Farmyard would have to be re-routed.
5. As the Priory Farmyard was previously part of the curtilage and owned by previous 

occupants of The Priory it is possible that there may be archaeological remains on 
site. 

5.1.2 The Parish Council advised their wish for the application to determine by the Planning 
Committee, and for the positioning of the larger dwelling to be amended. The Parish 



Council also provided various references to the NPPF and key terms within their response 
to the application, along with reference to the previous Appeal decision on the site.

5.2 LCC Highways & SuDS Support
5.2.1 Raise no objections. Identify that any access works may need approval from the highway 

authority and request standard informative.

5.3 Historic Buildings Advisor (SKDC)
5.3.1 Raises no objections to the proposal. Detailed comments are provided in respect of the 

impact of the scheme, these are included in the evaluation section.

5.4 Lincolnshire Wildlife Trust
5.4.1 Raise no objections. They identify they support the recommendations of the ecology 

report. They advise that tress and hedgerows should be retained where possible and that 
the barn-owl box will need to be relocated or appropriate mitigation presented. This should 
be undertaken by a competent person in accordance with legislation. They support the 
new planting proposals and advise that the development is a good opportunity to install 
bat/bird boxes, they also encourage the use of a wildflower meadow within any landscape 
scheme.

5.5 Environmental Protection Services (SKDC)
5.5.1 Raise no objections, request a standard condition relating to any contamination found 

during construction.

5.6 Heritage Lincolnshire
5.6.1 Raises no objections. It is considered that the site offers a potential for archaeological 

remains to be encountered during development. Therefore, it is recommended that the 
developer should be required to commission a Scheme of Archaeological Works, 
according to a written scheme of investigation to be agreed with, submitted to and 
approved by the local authority.

5.7 Natural England
5.7.1 Have advised they have no comments to make.

5.8 Arboricultural Consultant (SKDC)
5.8.1 Raises no objections, but requests conditions relating to a methodology to protect trees to 

be retained which should include a tree protection and constraints plan in conformity with 
the relevant standards.

5.9 Historic England
5.9.1 Raise no objections and defer to the Council’s specialist conservation advisers.

6 Representations as a Result of Publicity

6.1 This application has been advertised in accordance with the Council's Statement of 
Community Involvement and 9 letters of representation have been received.  The points 
raised can be summarised as follows:



1. Impact of bungalow on 18 Station Road - revised positioning suggested
2. Width of lane serving the proposed bungalow - impossible for 2 vehicles to pass; 

may require vehicle entering lane to reverse onto Station Road, creating road safety 
issue

3. Accessing and exiting the lane via Station Road can be dangerous due to:  
restrictions created by telegraph pole at entrance; poor visibility to right when exiting, 
created by said pole and curvature of the railway bridge - definite possibility of 
collision with vehicle travelling into village or lane;  vehicles parking on brow of hill 
restrict view from left;  large refuse vehicle replaced by small truck due to narrow 
entrance to lane and damage it caused to edge, plus possibility that railway siding 
may collapse - steep drop from lane with only hedge to prevent vehicles falling down 
steep embankment.

4. Impact on quality of life - loss of privacy, dependent on the number of 
vehicles/persons in occupancy. Rural setting where there is an expected degree of 
privacy.  Accept lack of facilities and services in an effort to enjoy the wildlife and 
quiet outlook. Concerns regarding crime.

5. Traffic along Station Road will be significantly increased by the development of the 
old quarry; will impact on the volume of traffic directly past the access to proposed 
site. 

6. Range of wildlife which will be affected by this development.  
7. Effect of position of proposed house upon listed buildings in close proximity and the 

Conservation Area
8. This is a large plot, the dwellings could be located elsewhere such as adjacent to the 

old railway cutting, or the dwellings pushed back and re-orientated
9. Previous Appeal decision - findings remain relevant
10. Impact on the Priory - as a heritage asset, but also upon the amenities of this 

property owing to the difference in levels. Leylandii that exist currently affect the 
Priory.

11. Overlooking of neighbouring properties - including the Priory, 16 & 18 Station Road, 
and the Old School.

12. New planting would impact on neighbouring properties
13. Why does the dwelling have to be so close to the common boundary with the Old 

School?
14. Impact on water supply crossing site

7 Evaluation

7.1 Planning History

7.1.1 Reference has been made by various interested parties to the previous Appeal pertaining 
to this site, which was made against application SK.1240/90. The reason for refusal 
identified the effect on the Priory and the Conservation Area as the key basis for refusal. It 
is noted that the appeal refers to the dwelling at various points as a "conventional two 
storey dwelling". This appeal was dismissed, and the following points are noted from the 
Inspectors report:

 The main issue was the effect on the character of the Conservation Area and the 
setting of the Priory which was identified as a listed building.



 The Inspector acknowledged the variance in property styles, ages and relationships 
with roads at the edge of the village. He also recognised the contribution of the Church 
and Priory to the Conservation Area. He also considered the immediate context around 
the site which includes agricultural land, the railway line and modern detached 
properties.

 He noted the front part of the site rises to a plateau, and that this part of the site makes 
a contribution to the setting of the Priory and the area. He considered it was important 
to retain the un-developed nature of the rising land.

 The relationship between the Priory and the appeal site was noted and that the Priory 
has several rear facing windows which look laterally towards the site and towards the 
nearest farm buildings. He concluded that a conventional two-storey house would have 
had a detrimental impact upon the amenities of the Priory as a result of dominance. 

 However, the inspector advised that 'a carefully sited, modestly proportioned dwelling 
built of appropriate materials could probably be built so that the character and 
appearance of the Conservation Area and the setting of the listed building could be 
preserved.' However, the inspector notes the other constraints of the site, including the 
relationship with the Priory and other properties and other material issues.

 The Inspector concluded that the proposal was acceptable in policy terms for a 
dwelling (and there was no need to demonstrate an agricultural requirement) but 
dismissed the appeal.

7.1.2 Based on an analysis of the above appeal decision, whilst the Inspector concluded that 
the appeal scheme was unacceptable, he clearly did not rule out all development on that 
land. In particular identifying that there could be some potential for development subject to 
it addressing all constraints. It is accepted that there are some similarities between the 
issues raised by that appeal scheme and issues which are relevant to this application.

7.1.3 That said, notwithstanding the decision above being a material consideration, Officers 
consider that it should only be afforded limited weight. This is based upon a combination 
of: the age of the decision and changes in both local and national planning policy over the 
period between the applications; that the Appeal site was smaller than the current 
application site area; that the Appeal scheme was materially different to the development 
that is now proposed including in the positioning, design and scale of the dwelling. 

7.1.4 Given that development proposals should be assessed on their own merits, it is not 
unreasonable to reassess this proposal on its own merits, set against the requirements of 
the development plan and with due regard to all relevant material considerations.

7.2 Principle of Development

7.2.1 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, with preference given to brownfield sites within the 
built-up part of the settlements, which do not compromise the nature and character of the 
village.  

7.2.2 Policy SAP H1 of the adopted Site Allocations and Policy DPD 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. SAP H1 does not preclude the development of greenfield sites as part 
of the infill approach, subject to the criteria within that policy having been met.

7.2.3 The site was previously used as a farmyard, and the glossary within the NPPF identifies 
that such sites are excluded from the definition of previously-developed land. For this 
reason, it is considered to be greenfield land. 

7.2.4 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that planning 
applications should be determined in accordance with the development plan unless 
material considerations indicate otherwise. The NPPF is a material consideration. It is also 
noted that the NPPF seeks to promote and boost the supply of housing, whilst also 
ensuring matters such as design-quality and the conservation of heritage assets takes 
place. To this end, as with the policies of the development plan, there can be competing 
objectives, and it is necessary for the decision-maker to carefully consider and way up all 
relevant objections.

7.2.5 The starting point for determination is the development plan. Core Strategy Policy SP1 
and SP2, whilst giving preference to brownfield/previously-developed land do not preclude 
the delivery of greenfield sites in Local Service Centres. In assessing the principle of 
development, the key question is whether or not the site constitutes an infill site within the 
built up part of the settlement for the purposes of Policy SAP H1. Based on a significant 
body of appeal decisions, it is considered that the site can reasonably be described as an 
infill site. This is subject to the development being found to be acceptable with respect to 
all other relevant policies of the development plan, and the detailed considerations of the 
criteria within Policy SAP H1. These are considered later in this report.

7.2.6 Further to this, given the relationship with existing dwellings, and the proximity to and 
accessibility of the village centre from the application site, the proposed dwellings would 
be within a sustainable location on the edge of the village. The dwellings would not be 
classed as ‘isolated’ in terms of the NPPF, and thus, it is considered that there would be 
no sustainable objection to the broad principle of 2 additional dwellings on this site. This is 
of course subject to the development being found to be acceptable in all other respects. 

7.2.7 Given the presence of existing agricultural buildings on the site, there is potential that 
these could be brought forward for development under the Class Q regime which allows 
conversion of agricultural buildings to dwellings under permitted development. However, 
as no Class Q approval exists on this site, only minimal weight is afforded to this as an 
indication of the Governments intentions of national policy to boost the delivery of homes, 
particularly in rural areas.

7.2.8 Given all of the above, when considering the policies of the development plan and other 
material considerations, 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 compliance with the development plan policy set out in 
Policies SP1 and H1 of the adopted South Kesteven Core Strategy and Policy SAP H1 of 
the adopted Site Allocations and Policy DPD and in line with the aims of the NPPF.

7.3 Impact on heritage assets and character of the area



7.3.1 The site is within the conservation area and adjacent to two listed buildings - Grade I listed 
Church of St.James's and the II* listed Priory.

7.3.2 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. Further, 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 as set out in 
S72 of the 'Act'. 

7.3.3 The objectives of Core Strategy Policy EN1 states that development must be appropriate 
to the character and significant natural, historic and cultural attributes and features of the 
landscape within which it is situation, and contribute to its conservation, enhancement or 
restoration. Policy SAP H1(iii) requires development not to compromise the nature and 
character of the settlement and (iv) requires accordance with Core Strategy Policy EN1. 
Similarly, the submission draft Local Plan Policy EN6 seeks to protect and enhance 
heritage assets within the District.

7.3.4 These policy objectives are further supplemented by objectives contained in Sections 12 
(Achieving well-designed places) and 16 (Conserving the Historic Environment) of the 
NPPF. In particular, the following paragraphs are noted:

 Paragraph 127 states that planning policies and considerations should ensure 
developments are sympathetic to local character and history, including the surrounding 
built environment and landscape setting, while not preventing or discouraging 
appropriate innovation or change.

 Paragraph 192 states that Local Planning Authorities should take account of the 
desirability of sustaining and enhancing the significance of heritage assets and put 
them to viable uses consistent with their conservation and making a positive 
contribution to local character and distinctiveness.

 Paragraph 193 states 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).

 Paragraph 194 identifies that 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.

7.3.5 In addition, and as a summary of Section 16, this identifies that the approach for the local 
planning authority should be to identify the relevant asset(s) and their significance; to 
consider the effect of the development on the significance of the asset(s) and whether 
there would be harm; to consider the extent/scale of any harm that would occur; and to 
evaluate whether that harm is justified or outweighed by other considerations including 
public benefits as may be relevant.

7.3.6 It is also noted that the NPPF provides within the glossary a definition of key terms such 
as 'significance' and 'setting' when referring to heritage assets.



7.3.7 It is considered that the relevant heritage assets which require further analysis in respect 
of this application are:
 The Grade I Listed Church of St.James's; 
 The Grade II* listed Priory; and 
 The Castle Bytham Conservation Area

7.3.8 In considering the significance of these assets, due regard is given to their settings. 
Setting is identified as being: "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."

7.3.9 It is considered that the application site forms part of the setting of the Church and the 
Priory. These are significant heritage assets as a result of their particular interest which is 
evidenced by their respective listings and grading. These buildings also make a significant 
contribution towards the collective merit of the wider Conservation Area designation.

7.3.10 With regard to the relationship with and setting of the Church, there is clearly a 
relationship between the two both in visual terms and experience. It is noted that when 
viewing the site from the rear churchyard, there is a clearly defined boundary, as a result 
of changing levels and the existing vegetation which affords generous screening. 
Notwithstanding this, there are glimpsed views of the farm buildings which are presently 
within the application site. The extent of visibility of the buildings changes as a result of 
seasonal changes in the aforementioned vegetation. But it is clear that there is a visual 
and experiential link between the two sites. In views from the application back towards the 
church, the church is screened to a large extent by the dominant presence of the existing 
agricultural buildings. The church is set lower than the site, and this in combination with 
the aforementioned screening results in only minor views of the church tower and wind-
vane. The views and experiences from within the site are private, and therefore 
considered to be less significant. 

7.3.11 Turning to the relationship between the site and the Priory, the application site has a close 
relationship with the Priory as previously identified by the Inspector. There are also private 
views from the Priory towards the application site from within the building and its 
associated curtilage as identified by third parties. However, given the presence of existing 
vegetation both within the Priory curtilage and within the application site, it is likely that 
these views are interrupted. Given the scale and position of existing leylandii within the 
application site, they appear dominant over the Priory. Equally, the Priory is visible in 
views from the application site, but again these are principally of the roof form of the Priory 
and its upper-level, and these views are interrupted by the existing vegetation. Again, the 
views and experiences from within the site are private, and therefore considered to be less 
significant. The proposed scheme has sought to respond to the Inspectors comments in 
relation to the relationship with the Priory, and has seen the two-storey element of the 
scheme reduced and the overall approach to development fundamentally altered, thus the 
relationship with the Priory and the proposed development would be different to that 
previously evaluated by the Inspector.



7.3.12 The site lies at the edge of the Conservation Area but with the majority of the site falling 
within the identified Conservation Area boundary. The relationship between the site and 
surrounding buildings, and its contribution to the Conservation Area were set out in the 
previous Inspectors decision. Although the site is not specifically mentioned within the 
Conservation Area Appraisal, the appraisal makes reference to the character of Station 
Road: "…an open character due to the low density of development, particularly on the east 
side which allows uninterrupted views across to the surrounding countryside. The Priory 
and associated outbuildings are elevated above the footway on the west side and 
enclosed by a stone boundary wall which is an important enclosing feature along the 
street." That said, although the site is not specifically mentioned, this does not imply that 
the site is of no interest of makes no contribution. The site is visible from Station Road, 
and the un-developed rising land is quite distinct in the street scene, there are however 
glimpsed views of the existing farm buildings and the access gates by virtue of the view up 
the existing driveway which serves the site and the Priory. Despite being glimpsed views, 
it is possible to gain a good appreciation of the scale of the agricultural buildings. From 
within the site, as a result of the views being from higher level, there are more prominent 
views out towards buildings within and outside of the Conservation Area. These views are 
of the roofs of nearby properties, are private views, and in some cases are obscured or 
restricted by the presence of boundary features and vegetation.

7.3.13 In reaching its decision, the Council must consider the scheme in detail, and seek to fully 
evaluate the proposals and any potential harm upon the identified assets and their 
significance.

7.3.14 It is important to note that the application has been reviewed by both Historic England and 
the Council's Conservation Officer. It is noted that Historic England raise no objections and 
have deferred the provision of detailed comments to the Councils Conservation Officer. 

7.3.15 The Council's Conservation Officer has provided detailed comments which identify:

 The location of the site within the Castle Bytham Conservation Area, in close proximity 
to the neighbouring Grade 1 Listed Church of St.James's and the II* listed Priory.

 The site is a former farmyard and there are modern portal frame agricultural buildings 
adjacent to the western and northern boundaries, nearest the Listed Buildings.

 The house would be built to a pseudo-traditional barn design that would give the 
appearance of a group of converted barns.  Materials would be natural stone with brick 
dressings, clay tiles for the roof and timber windows and doors.

 The proposed house would preserve and to an extent enhance the character and 
appearance of the Conservation Area.   The setting of the neighbouring Listed 
Buildings of exceptional interest and more than special interest will not be harmed, 
indeed they will be enhanced as a result of the removal of the existing agricultural 
buildings.

 The bungalow would be small and of a non-descript design, constructed of red brick to 
match the local authority built houses on the Station Road frontage, that will have a 
neutral impact on the surroundings.

 The proposals are in accordance with national and local policies on Conserving and 
enhancing the historic environment contained in Section 16 of the NPPF (February 
2019) and Policy EN1 of the South Kesteven Core Strategy.



 Conditions are recommended in respect of: Samples of materials to be submitted for 
approval, external Joinery details, removal of p.d. rights for extensions to the house 
only, removal of p.d. rights for replacement of the timber windows and doors.

7.3.16 The larger dwelling as identified on the submitted plans would be located in the area which 
is currently developed as a result of the existing farm buildings. The proposed building 
would not exceed the scale and height of these buildings. This area has therefore been 
subjected to historic levels of change, and those buildings do currently impact upon the 
identified heritage assets; for example, as a result of views from the churchyard. To 
facilitate the dwelling, demolition of these existing buildings would occur. Further, the 
dwelling would be set further away from the common boundaries with the church and the 
Priory than the current buildings. It is also considered that by adopting the proposed 
location, and a relatively low-profile approach in terms of height, the new dwelling would 
have only relatively minimal impact on views from within the Conservation Area.   To that 
end, in determining this proposal, the key test is whether or not the proposal would have 
any greater impact, or harm, when compared to the impact caused by the existing 
buildings. Having carefully considered this, and in light of the nature, scale and 
characteristics of the development proposed for this plot, Officers believe that the proposal 
would have at worst a neutral level of impact, but could arguably have a positive beneficial 
impact on the significance of the identified assets and their settings. This view is 
supported by the specialist comments of the Council's Conservation Officer.

7.3.17 The proposed bungalow would be located at the southern-eastern edge of the application 
site, to the rear of properties fronting Station Road. This building would be located at a 
higher part of the site owing to the general topography of the area. However, the scale of 
the dwelling in combination with the separation distances to the church and the priory and 
the inherent screening afforded by the presence of existing buildings, would allow the 
dwelling to be successfully integrated without any adverse impact or harm upon the 
identified heritage assets. Again, this view is supported by the Council's Conservation 
Officer.

7.3.18 It is also identified that the conditions as recommended would further aid in ensuring 
design quality for the development, and would reinforce the position that the dwellings 
proposed would be of an appropriate design quality which would integrate into the context 
of the site and which would preserve, or enhance the significance of the identified assets.

  
7.3.19 Given the sensitivity and historic significance of the area, the Council's Archaeology 

advisors have identified that there is potential for features of archaeological or heritage 
significance to be uncovered or impacted upon as a result of the development. They have 
advised that development in the area could disturb previously unknown archaeological 
finds and features which could further our knowledge of the development of this 
settlement. As such, they recommend that the developer should undertake a Scheme of 
Archaeological Works which would be secured by way of condition. This condition would 
be required to make the development acceptable in planning terms, and would enable the 
opportunity for investigations as part of the development process, and would allow 
opportunity for any features of interest to be fully examined and recorded. The advice to 
the Council is that this condition would make the development acceptable in relation to the 
requirements of Section 16 of the NPPF as they relate to features of archaeological 



interest. In view of this recommended condition, it is considered that the proposals would 
be acceptable in respect of features of archaeological interest.

7.3.20 To that end, it is the view of Officers that the proposed dwellings would not have any 
harmful impact upon the significance of the identified heritage assets (namely the listed 
Church and Priory, and the Conservation Area) or their associated settings. The scheme 
would, subject to the conditions as recommended include further mitigation measures 
which would ensure design quality. As such, the development would meet the test of 
preservation as identified in sections 66 and 72 of the T&CP Listed Buildings & 
Conservation Areas Act 1990, be in accordance with policy EN1 of the Core Strategy. In 
terms of the NPPF, it is considered that the development would not result in any harmful 
impact, and as such would be compliant with the requirements of Section 16 of the NPPF.

7.3.21 In addition to, and notwithstanding the consideration of the impact on the identified 
heritage assets identified above, Officers consider that both dwellings would integrate with 
and compliment the established spatial and visual character and appearance of the area, 
and as such comply with the requirement of the criteria (iii) and (iv) of Policy SAP H1, as 
well as being compliant with Policy EN1, and being in accordance with the objective of 
Section 12 of the NPPF. 

7.4 Impact on the amenities of neighbouring properties

7.4.1 Policy EN1 of the adopted Core Strategy states that development proposals will be 
assessed in relation to (amongst other criteria) the layout and scale of buildings and 
designed spaces.  Policy SAP H1(ii) requires development not to have a detrimental 
impact upon the quality of life of adjacent residents and properties. Paragraph 127 of the 
NPPF states that developments should create places that are safe, inclusive and 
accessible and which promote health and well-being, with a high standard of amenity for 
existing and future users; and where crime and disorder, and the fear of crime, do not 
undermine the quality of life or community cohesion and resilience.

7.4.2 The larger of the proposed dwellings is predominantly single storey, with only a modest 
amount of first floor accommodation to be located in the south-west corner of the building. 

7.4.3 Concerns have been expressed with regard to the impact of this building on the amenities 
of the Priory, which is located in excess of 20m away from the proposed dwelling, albeit it 
is located at a lower level. The north elevation of the proposed larger dwelling would be 
single storey only, and there would be no windows within this location. In addition, it is also 
noted that there are existing conifers located in the space between the boundary of the 
application site and the existing farm buildings which would provide natural screening. On 
this basis, it is considered that the combination of these factors would ensure that the 
proposed larger dwelling would be unlikely to have any adverse impact on the amenities of 
the Priory as a result of overlooking, overshadowing, or dominance. Furthermore, it is 
considered that the scale and location of the building now proposed would respond to the 
previous comments of the Inspector with regard to the relationship with the Priory, and 
thus address this previous concern.   

7.4.4 With regard to the impact on other surrounding dwellings from the larger of the two 
dwellings proposed, given the scale, layout and location of the dwelling, it is considered 



that there are adequate separation distances which would ensure that the proposed 
dwelling would have an appropriate relationship with neighbouring properties and their 
amenities.

7.4.5 The second, smaller dwelling proposed is a bungalow, to be located adjacent to 42a 
Station Road, in a position which would be located to the rear of properties fronting Station 
Road. Although this dwelling would be located in an elevated position as a result of 
prevailing topography, given the scale and design of this dwelling, in combination with the 
significant separation distances to those properties on Station Road, it is not considered 
that any adverse amenity implications would result.

7.4.6 As such, in respect of this issue, the proposed dwellings are considered to be acceptable, 
and comply with the requirement of the criteria (ii) of Policy SAP H1, as well as being 
compliant with Policy EN1, and moreover being in accordance with the objective of 
Section 12 of the NPPF.

7.5 Highway impacts

7.5.1 Policy EN1 of the adopted Core Strategy states that development proposals will be 
assessed in relation to (amongst other criteria) the layout and scale of buildings and 
designed spaces.  Policy SAP H1(i) requires that new development can be satisfactorily 
accommodated by the existing local highway network. Paragraph 109 of the NPPF 
advises 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.

7.5.2 The larger of the two dwellings seeks to utilise the existing access to the site, which is 
from Station Road via an existing driveway. Given the characteristics of this access, in 
combination with the lawful usage of it which could occur from the sites lawful use as a 
farmyard, it is not considered that there is any sustainable objection on highway grounds 
to this access being used to being used to serve a single dwelling.

7.5.3 The bungalow unit would be served via an extension to an existing private driveway which 
runs to the south-east corner of the site. This driveway presently serves 42a Station Road, 
and the proposal is to extend it to serve the new bungalow. The driveway has a junction 
with Station Road. Concerns have been expressed at the increased use of this access 
owing to its width, lack of clear passing spaces, and its overall length. Although these are 
legitimate concerns, the proposal is that only the bungalow would be served by this 
access, and given the modest scale of this property, it is unlikely that the use of it would 
give rise to a significant increase in traffic which would make the access arrangements 
unacceptable. The possibility of two vehicles meeting each other would be relatively low, 
and in such a scenario, given the length and alignment of the driveway there would be 
possibility for vehicles to see each other and make requisite movements to enable passing 
to take place. The Highway Authority have advised that they are not concerned with this 
arrangement and the lack of formalised passing spaces. It is not considered that this 
arrangement would give rise to any severe traffic impact, nor would it be unacceptable in 
highway safety terms. 



7.5.4 As such, it is considered that the proposal would be acceptable in respect of this issue, 
and comply with Policy EN1 of the Core Strategy, criteria (i) of Policy SAP H1 and is 
compliant with the NPPF.

7.6 Other matters

7.6.1 With regard to the other criteria of Policy SAP H1(i), the application proposes that the 
dwellings would connect to the mains sewer system and no education or health 
contributions are required as the number of dwellings falls below the threshold required by 
the Planning Obligations SPD. surface and foul water drainage condition? The application 
does not lie within a flood risk area therefor a Flood Risk Assessment under Policy EN2 is 
not required. Policy EN4 is out-of-date given that the Code for Sustainable Homes has 
been revoked and increased requirements for energy efficiency in new dwellings is now 
achieved through the Building Regulations.

7.6.2 The Councils Tree Officer has considered the potential impact on trees of amenity value, 
which are protected as a result of the Conservation Area designation. No objections are 
raised, subject to the imposition of the recommended planning conditions.

7.6.3 On ecology, there is potential for the site to support biodiversity, but it is not located within 
any ecological designation. A detailed ecology report has been provided along with the 
application which considers the impacts upon protected species. Notwithstanding the 
concerns raised by third parties, it is considered that the report demonstrates that 
protected species can be addressed in an acceptable way. Natural England have been 
consulted, and no objections have been raised. Further, it is considered that any 
ecological impact as a result of the development of the site can be appropriately mitigated 
through the provision of biodiversity measures as required by the recommended 
conditions.

7.6.4 The Parish Council have expressed concerns regarding the impact on a water main which 
may run across the site, it is considered that this matter could be acceptably be dealt with 
through separate legislative processes under the Water Industry Act, with the developer 
having to liaise with the statutory undertaker in this regard. Any need to protect, or divert 
any utility could be managed by the relevant bodies outside of the planning application 
process.

7.6.5 The Parish Council, and other third parties also requested that changes be made to the 
scheme to relocate the dwellings that are proposed. Discussions have been held with the 
agent to seek such changes, however, the applicant’s agent has confirmed that they wish 
the application to be determined as currently presented. The Local Authority is required to 
determine those proposals presented based on their own merits, and the development is 
considered to be acceptable in respect of the matters raised above.

7.7 Planning Balance & Conclusion

7.7.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that planning 
applications should be determined in accordance with the development plan unless 



material considerations indicate otherwise. This evaluation is effectively termed the 
'planning balance'.

7.7.2 Although technically greenfield in nature when considered against the NPPF definitions, 
the site is considered to represent a small infill site, and thus its re-development for 
residential purposes in the manner identified would be compliant with Policies SP1 and 
SP2 the Core Strategy along with SAP Policy H1. Furthermore, the site is considered to 
be located in a sustainable position within the built up part of the village, and thus, there is 
no objection to the broad principle of development.

7.7.3 The development that is proposed is considered to be of an appropriate quantum, 
massing, scale and design which would be acceptable for this context and which would 
not have any harmful effect upon designated assets. Nor would the proposals result in any 
significant or adverse amenity implications.

7.7.4 The proposals would also be acceptable in all other respects, and subject to the conditions 
that are recommended, the impacts of the development would be acceptable in planning 
terms. 

7.7.5 The development is considered to be in accordance with the development plan (when 
taken as a whole) and it is not considered, having carried out the planning balancing 
exercise, that there are any material considerations which indicate otherwise than a grant 
of planning permission.

7.8 RECOMMENDATION: that the development is Approved subject to the following 
conditions

Time Limit for Commencement

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

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

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

Block Plan - 1710.A2.H
Bungalow plans (grouped) - A1-28-10-2018
House Elevations - 1710.A3.A
House Plans & Elevations - 1710.A4.A

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

Before the Development is Commenced



3 No development shall take place until a scheme for biodiversity mitigation and 
enhancement has been submitted to and agreed in writing. The scheme shall be 
based upon the recommendations of the Extended Phase 1 Habitat Survey 
submitted with the application, and shall include but not be limited to measures for 
creation of new habitat for owls, bats and birds. The scheme shall include a plan 
identifying the location of any mitigation and enhancement measures, along with a 
detailed schedule (and technical details as relevant) for each of the measures 
proposed.

Reason: In order to ensure that appropriate ecological mitigation and enhancement 
is undertaken in order to appropriately manage the effects on wildlife and habitat, 
and to comply with policy EN1 of the Core Strategy and the principles of the NPPF.

4 Prior to any clearance works on the site or the commencement of development 
whichever is the earlier, a detailed Arboricultural Method Statement (AMS) shall 
have been be submitted to and agreed in writing by the Local Planning Authority.

The AMS should be produced to the minimum standards described in the BS5837 
(2012) Trees in Relation to Design, Demolition and Construction, taking into 
consideration the General Recommendations as set out in the Tree Survey 
submitted with the application. The AMS should also include full details of a tree 
protection scheme (accompanied by a tree protection and constraints plan) which 
should show the position of the new structures and protection barriers in respect of 
the retained trees, hedgerows and shrubs and their Root Protection Areas (RPA). 
Construction details in the form of a mitigating method and impact statements should 
also be provided where there is potential influence from construction work, 
foundations, hard surfaces, drainage systems, and utilities on the retained trees, 
shrubs and hedgerows.

All works or development at the site shall only proceed in accordance with the 
agreed details.

Reason: In order to ensure that the effects of the development upon retained trees 
are fully mitigated within the scheme, and that appropriate methods are used to 
protect trees to be retained during the construction of the development, and to 
comply with policy EN1 of the Core Strategy, along with the principles of sustainable 
development set out in the NPPF.

5 Before the development hereby permitted is commenced, a written scheme of 
archaeological investigation shall have been submitted to and approved in writing by 
the Local Planning Authority.

Reason: In order to provide a reasonable opportunity to record the history of the site 
and in accordance with Policy EN1 of the adopted South Kesteven Core Strategy 
(July 2010) and section 16 of the NPPF.

During Building Works



6 If during development, contamination is encountered, works at the site should cease 
until a strategy to deal with the identified contamination has been submitted to and 
approved in writing by the Local Planning Authority. The strategy shall include details 
of investigation, risk assessment, remediation measures and verification steps which 
has been prepared in accordance with best practice. Works shall then only continue 
in accordance with the requirements of the agreed strategy.

Reason: Previous activities associated with this site may have caused, or had the 
potential to cause, land contamination and to ensure that the proposed site 
investigations and remediation will not cause pollution in the interests of the 
amenities of the future residents and users of the development; and in accordance 
with Policy EN1 of the adopted South Kesteven Core Strategy (July 2010) and 
national guidance contained in the NPPF.

7 The archaeological investigations shall also have been completed in accordance 
with the approved details before development commences.

Reason: In order to provide a reasonable opportunity to record the history of the site 
and in accordance with Policy EN1 of the adopted South Kesteven Core Strategy 
(July 2010) and section 16 of the NPPF.

8 Before any construction work above ground is commenced, details of hard and soft 
landscaping works shall have been submitted to and approved in writing by the Local 
Planning Authority. Details shall include: 

i. planting plans;
ii. written specifications (including cultivation and other operations associated 

with plant and grass establishment); 
iii. schedules of plants, noting species, plant sizes and proposed 

numbers/densities where appropriate; 
iv.      details of all hard surfaced areas including material

Reason: Hard and Soft landscaping and tree planting make an important contribution 
to the development and its assimilation with its surroundings and in accordance with 
Policy EN1 of the adopted South Kesteven Core Strategy (July 2010).

9 Before the installation of any of the new external windows and/or doors on the house 
hereby consented, full details of all proposed joinery works for those windows/doors, 
including 1:20 sample elevations and 1:1/1:5 joinery profiles, shall have been 
submitted to and approved in writing by the Local Planning Authority.

Reason: To ensure the satisfactory preservation of the building and in accordance 
with Policy EN1 of the adopted South Kesteven Core Strategy (July 2010).

10 Before any of the works on the external elevations for the building(s) hereby 
permitted are begun, samples and details of the materials (including mortar mixes) to 
be used in the construction of the external surfaces shall have been submitted to and 
approved in writing by the Local Planning Authority.



Reason: To ensure a satisfactory appearance to the development and in accordance 
with Policy EN1 of the adopted South Kesteven Core Strategy (July 2010).

Before the Development is Occupied

11 Before any part of the development hereby permitted is occupied/brought into use, 
the external surfaces and joinery details shall have been completed in accordance 
with the approved details.
 
Reason: To ensure a satisfactory appearance to the development and in accordance 
with Policy EN1 of the adopted South Kesteven Core Strategy (July 2010).

12 The required biodiversity mitigation and enhancement measures shall be completed 
in full, in accordance with the agreed scheme, prior to the first occupation of the 
dwellings hereby permitted.

Reason: In order to ensure that appropriate ecological mitigation and enhancement 
is undertaken in order to appropriately manage the effects on wildlife and habitat, 
and to comply with policy EN1 of the Core Strategy and the principles of the NPPF.

13 Before the end of the first planting/seeding season following the occupation/first use 
of any part of the development hereby permitted, all hard and soft landscape works 
shall have been carried out in accordance with the approved soft landscaping 
details. 

Reason: Hard and soft landscaping and tree planting make an important contribution 
to the development and its assimilation with its surroundings and in accordance with 
Policy EN1 of the adopted South Kesteven Core Strategy (July 2010).

Ongoing Conditions

15 Notwithstanding the provisions of Schedule 2, Part 1, Class E of the Town and 
Country Planning (General Permitted Development) (England) Order 2015 (or any 
order revoking or re-enacting that Order with or without modification), no building, 
enclosure, swimming or other pool or container used for domestic heating purposes 
shall be constructed within the curtilage of the dwellinghouse without Planning 
Permission first having been granted by the Local Planning Authority.

Reason: To ensure that any outbuildings can be fully assessed in the interest of the 
protection of heritage assets and the amenities of the occupiers of nearby properties, 
and to comply with policy EN1 of the Core Strategy.

16 Notwithstanding the provisions of Schedule 2, Part 1, Classes A, B & C of the Town 
and Country Planning (General Permitted Development) (England) Order 2015 (or 
any order revoking or re-enacting that Order with or without modification), no 
window, dormer window, rooflight or other shall be inserted or replaced on the house 
hereby permitted (as shown on drawings 1710.A3.A and 1710.A4.A), other than 
those expressly authorised by this permission without Planning Permission first 
having been granted by the Local Planning Authority.



Reason: In order to ensure that any new or replacement windows and doors are 
respectful to the design quality of the house proposed, and in the interests of the 
protection of heritage assets and the amenities of the occupiers of nearby properties, 
and to comply with policy EN1 of the Core Strategy.

17 Notwithstanding the provisions of Schedule 2, Part 1, Class A of the Town and 
Country Planning (General Permitted Development) (England) Order 2015 (or any 
order revoking or re-enacting that Order with or without modification), no 
enlargement, improvement or other alteration to the dwellings other than those 
expressly authorised by this permission shall be carried out without Planning 
Permission first having been granted by the Local Planning Authority.

Reason: To ensure that any additions to the properties can be fully assessed in the 
interest of the protection of heritage assets and the amenities of the occupiers of 
nearby properties, and to comply with policy EN1 of the Core Strategy.

Standard Note(s) to Applicant:

1 In reaching the decision the Council has worked with the applicant in a positive and 
proactive manner by determining the application without undue delay. As such it is 
considered that the decision is in accordance with paras 38 of the National Planning 
Policy Framework.

2 Prior to the commencement of the development hereby permitted you are advised to 
contact the Divisional Highways manager, Lincolnshire County Council (telephone 
number: 01522 513100) to discuss the proposed works within highway limits.

3 All wild birds, nests, eggs and young are protected under the Wildlife & Countryside 
Act 1981 (as amended). The grant of planning permission does not override the 
above Act. All applicants and sub-contractors are reminded that persons undertaking 
site clearance, hedgerow removal, demolition works etc. between March and August 
may risk committing an offence under the above Act and may be liable to 
prosecution if birds are known or suspected to be nesting. The Council will pass 
complaints received about such work to the appropriate authorities for investigation. 
The Local Authority advises that such work should be scheduled for the period 1 
September-28 February wherever possible. Otherwise, a qualified ecologist should 
make a careful check before work begins.

Financial Implications reviewed by: Not applicable

Legal Implications reviewed by: Not applicable








