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S19/0726
Proposal: Erection of detached garage (Re-submission following S19/0094)
Location: 1 Harrowby Mill Lane, Grantham, NG31 9EP   
Applicant: Mr D Balderson, Manthorpe Construction, Waterside Drive, Belton Lane, 

Grantham, NG31 9FA
Agent: Mr Mike Sibthorp, Mike Sibthorp Planning, Logan House,  Lime Grove,  

Grantham, NG31 9JD
Application type: Full Planning Permission
Reason for referral to 
Committee:

Previous application was requested by Cllr Selby on the grounds that 
the scale, siting and design of the proposed garage would be harmful to 
the setting of the Listed Building, Harrowby Mill.

Key issues: Impact on the setting of a Listed Building
Impact on residential amenity

Technical documents: Comparative block plan

Report Author

Peter Lifford, Development Management Planner

01476 406391

p.lifford@southkesteven.gov.uk

Corporate Priority: Decision type: Wards:

Growth Regulatory Grantham Harrowby

Reviewed by: Sylvia Bland, Head of Development Management 11 June 2019

Recommendation (s) to the decision maker (s)

Recommended decision - That the application is approved conditionally
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1 Description of site and application

1.1 The application site is located within Grantham and is located to the north east of the town 
centre off Belton Lane within an established residential area. To the north west of the site 
is the River Witham with a Grade II Listed Building, Harrowby Mill, adjoining the site to the 
north east. To the north, south and east of the site are the rear gardens to properties 
fronting Belton Lane, Granta Crescent and Mill Close.  The site originally formed part of 
the garden area to Harrowby Mill but, together with other land, has been separated off as 
a building plot. Although now a separate plot, the site would still fall within the curtilage of 
the Listed Building as shown when it was designated in 1972. The site is accessed via 
Harrowby Mill Lane, a private drive, which leads off Belton Lane. 

1.2 This application is a resubmission that seeks planning permission for a detached garage, 
measuring 11 wide, 7.3m deep with a ridge height of 3.97m. It is to be finished in softwood 
weatherboarded walls with a clay tile roof. It provides parking for three vehicles, one 
enclosed garage and two open fronted parking bays. It is located to the west of the house 
currently under construction and will be 2m away from the south east site boundary with 
properties on Granta Crescent and 7m from the north east boundary with Harrowby Mill.

1.3 This current application differs from the earlier refusal in that the overall height of the 
garage has been reduced by 0.32m by reducing the pitch of the roof. The floor plan and 
the appearance of the garage remain the same as the previous submission.

1.4 Currently on site the foundations have been constructed and the finished floor level. No 
further work has been carried out on the garage since the earlier refusal of planning 
permission.

2 Relevant History

2.1 In April 2019 planning permission (S19/0094) was refused by the Planning Committee for 
a similar proposal but at a height of 4.29m for the following reason:

The scale, siting and design of the proposed garage constitutes overdevelopment, would 
be overbearing in its relationship to the adjacent dwellings on Granta Crescent and 
harmful to the setting of the Grade II Listed Harrowby Mill. This would be contrary to the 
NPPF Sections 12 and 16, and Policy EN1 of the South Kesteven Core Strategy.

2.2 The applicant has appealed against this decision and the appeal is ongoing. The applicant 
has stated that if this current application is successful then the appeal will be withdrawn.

2.3 In 2007, planning permission was granted for a detached garage as part of a consent for a 
detached dwelling on the site (S07/1640). This application was not implemented.

2.4 In March 2018 consent was granted for the erection of a two storey dwelling (S18/0234). 
This is the dwelling that has been built albeit with an amendment granted in April 2019 for 
the conversion of the integral garage into a family room.



3 Policy Considerations

3.1 National Planning Policy Framework (NPPF)
Section 12 - Achieving well-designed places
Section 16 - Conserving and enhancing the historic environment

3.2 South Kesteven District Council Core Strategy
Policy EN1 - Protection and Enhancement

4 Representations Received

4.1 Historic Buildings Advisor (SKDC)
4.1.1 It is noted that the height of the proposed garage has been reduced from that previously 

proposed and refused.

4.1.2 It is considered that in this location the proposed garage will not have an adverse impact 
on the setting of the nearby Listed Building, Harrowby Mill.

5 Representations as a Result of Publicity

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

1. Garage could be converted to a dwelling in the future.
2. Its future change of use would increase traffic on the public right of way.
3. Detrimental impact upon the character of the area around the Listed Building of
    Harrowby Mill for neighbouring households and users of the adjacent footpath and lane.
4. Due to its location, noise and disturbance to surroundings.
5. The height and size of the building would be imposing.
6. Will change the sight-line from my property and could lead to further development,
    windows and then loss of privacy.

6 Evaluation

6.1 Principle of the use

6.1.1 The site is located within Grantham surrounded by existing development, which is 
residential in character.

6.1.2 Planning permission has previously been granted elsewhere on the site for a detached 
garage (S07/1640) as part of a consent for a detached dwelling. Therefore, the principle of 
providing a detached garage within the site has been accepted.



6.2 Impact of the use on the character of the area and heritage assets

6.2.1 Policy EN1 of the Core Strategy states that development must be assessed in relation to 
local distinctiveness and sense of place, the layout and scale and the character of the 
local area.  Paragraph 130 of the NPPF states that permission should be refused for poor 
design that fails to take the opportunities available for improving the character and quality 
of the area. 

6.2.2 The proposed garage would not be visible from the public highway. There will be limited 
views from the private driveway/public footpath that provides access to the site to the 
north west. The garage is likely to be visible from Queen Elizabeth Park to the west, but 
these views would be limited in extent due to existing vegetation within the park.

6.2.3 To the north west of the site is a Grade II Listed Building, Harrowby Mill. 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.

6.2.4 Curtilage and setting are separate concepts, curtilage describes an area around a building 
and for those that are Listed, consideration is taken of both past and present ownership. 
Although now in separate ownership, when the adjacent Listed Building was listed the 
application site formed the curtilage of the Listed Building and is still considered as the 
original curtilage of the Listed Building.  Setting 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.

6.2.5 The importance of considering the impact of new development on the significance of 
designated heritage assets is expressed in section 12 of the National Planning Policy 
Framework (NPPF). Paragraph 132 of the NPPF advises that the significance of 
designated heritage assets can be harmed or lost through alterations or development 
within their setting. Such harm or loss to significance requires clear and convincing 
justification. The NPPF also makes it clear that protecting and enhancing the historic 
environment is sustainable development (paragraph 7). Local Planning Authorities should 
also look for opportunities to better reveal the significance of heritage assets when 
considering development in conservation areas (paragraph 137).

6.2.6 The detached garage granted under (S07/1640) was located 12.25 metres from Harrowby 
Mill. This is significantly closer than the current proposal which is sited 24.2 metres from 
the building and 7m from the boundary of the Listed Building. Due to the size of the 
proposed garage and the proposed materials to be used in its construction it is not 
considered that the garage would harm the character of the area. The proposed scale of 
the garage and the separation between them would ensure that the proposal would not 
have a detrimental impact on the setting of the Listed Building and would not result in 
harm to the significance of the Listed Building.

6.2.7 By reducing the overall height of the garage due to the change in the roof pitch this would 
reduce any overbearing impact the garage may have on the residential properties in 



Granta Crescent and would reduce any adverse impact on the setting of the adjacent 
Listed building.

6.2.8 Regarding potential overdevelopment of the site, having regard to the overall size of the 
application site, the applicant has provided additional information with this application to 
demonstrate that the level of built development coverage of the plot is around 12% 
compared to sites in Granta Crescent where built development coverage is around 18% of 
the site.

6.2.9 It is therefore considered that the appearance, layout and scale of the proposal would be 
acceptable; would not have a detrimental impact on the character and appearance of the 
area and street scene or the setting of the Grade II Listed Building; and would comply with 
the NPPF and Policy EN1 of the CS.

6.3 Impact on the amenity of neighbouring properties

6.3.1 The garage is proposed 2m away from the common south west boundary with the rear 
gardens to properties in Granta Crescent and an overall distance of 23 metres between 
these properties and the garage. There is a distance of 7m to the common boundary with 
Harrowby Mill to the north east and an overall distance of 24.2 metres to the building itself. 

6.3.2 Having regard to the distances between the garage and the adjacent dwellings, the 
reduction in the height of the garage by the change in the roof pitch, the position of 
openings in the garage and its overall size and height any resulting impacts on these 
existing properties to the west and east 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. 

6.3.3 Concern has been raised regarding noise from the use of the vehicular access drive to the 
garage. The extension of the drive to the garage is not significantly more than the drive 
already agreed under the earlier permission in 2018 (S18/0234) and increase in noise 
levels would not be significant to warrant refusing the development on these grounds. 

6.3.4 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.

6.4 Highway issues

6.4.1 Lincolnshire County Council have raised no objection to the proposal. The proposed 
garage will utilise the approved vehicular access off Harrowby Mill Lane and will replace 
the integral garage in the dwelling that is proposed to be used as a family room. There will 
be no increase in the number of vehicular movements to and from the site than those 
normally associated with a single family dwelling house.

6.4.2 Therefore, it is considered that the development would not lead to any adverse impact on 
highway safety or capacity.



6.5 Future alterations and use of garage

6.5.1 Concern has been expressed by local residents regarding the possible future use of the 
garage. The Council cannot second guess the intentions of any occupier/owner may 
propose on their site. In this instance, any physical changes to the garage that would 
normally be allowed by Class E of the General Permitted Development Order that amount 
to development, including works to convert it to another purpose for example an annexe or 
dwelling; would require planning permission as the garage is within the curtilage of a 
Listed Building and such works are not permitted development. If changes were proposed 
and an application submitted local residents would be able to submit their comments and 
the application considered by the Council in the normal manner.

7 Crime and Disorder

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

8 Human Rights Implications

8.1 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.

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

9 Conclusion

9.1 Overall it is considered the garage will not harm the setting of the adjoining Listed Building 
and would not have a detrimental impact on either the street scene or character of the 
area. There will be no adverse loss of residential amenity and the proposal is also 
considered acceptable in terms of highway safety. The proposal is therefore considered to 
accord with relevant local and national planning policies.

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).



Approved Plans

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

i. MSP.1612/002 received 19 April 2019
ii. Block plan received 19 April 2019

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

Before the Development is Occupied

3 Before any part of the development hereby permitted is occupied/brought into use, 
the external elevations shall have been completed using only the materials stated in 
the planning application forms unless otherwise agreed 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).

Financial Implications reviewed by: Not applicable

Legal Implications reviewed by: Not applicable



Site layout plan

Elevations



Comparative plan


