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1 Background

1.1 This application was submitted in October 2018. It was originally approved by Committee 
on 5 February 2019 following an officer recommendation for approval.

1.2 However, this decision was challenged by neighbouring property owners who started 
judicial review proceedings alleging a failure to consider the effect of the proposal on the 
setting of the adjacent grade II* listed Brandon Old Hall.  Having taken Counsel’s advice, 
the Council consented to the quashing of the decision.  As a result, it is necessary for the 
Committee to determine the application afresh.

2 The Application Site

2.1 The application site consists of a dilapidated C19 ironstone and pantile cartshed which will 
be referred to in the report as ‘the barn’. The barn is a brick/stone and pantile disused farm 
building. The building is not listed but by virtue of its vernacular design and historic interest 
is a non-designated heritage asset. It has been identified as a “feature of interest of 
particular note” within the Hough-on-the-Hill Neighbourhood Plan.

2.2 It is set within a large L shaped paddock on the eastern edge of Brandon village. The site 
is bounded by hedgerows and post and wire fences, except for the west boundary which 
has a short section of brick wall and a close boarded fence. The site is accessed via a 
field gate in the north west corner of the site leading to the public highway at Hall Road. 
The ground levels across the site are predominantly flat. A 2m high close boarded fence 
has been constructed along the western boundary of the site. A post and wire fence 
together with a field gate has also recently been constructed on the south boundary 
opposite Brandon Hall.

2.3 To the west of the site is the grade II* Brandon Old Hall together with a number of 
converted barns which are historically associated with Brandon Old Hall. Partially 
surrounding the garden of Brandon Old Hall is a grade II listed boundary wall. The listing 
description for this wall specifically includes an attached outbuilding which has been 
demolished at some point, although the Council has no record of listed building consent 
having been granted for its removal.

2.4 A new stretch of boundary wall (aligned east-west) joining onto the listed wall has been 
built for which retrospective listed building consent and planning permission was granted 
in 2010 and 2011. Historic maps and aerial photographs show that this new wall follows 
the alignment of an older stone wall which appears to have collapsed or been removed at 
some point.

2.5 Two new dwellings - Ridge Barn and Brandune - have been built to the east and south of 
Brandon Old Hall in the late 1990s/early 2000s.
 

2.6 To the south of the site is Brandon Hall (as distinct from Brandon Old Hall) and a number 
of converted barns known as The Granary and The Courtyard. These converted barns 
together with the application site itself, were historically associated with Brandon Hall.



2.7 Further to the south west is the core of the village which consists of a number of historic 
listed and unlisted cottages and converted barns (including but not limited to the grade II 
listed Greystones), the grade II listed St John’s Chapel and some more modern infill 
dwellings.

2.8 To the north and east, there is fairly flat open countryside with an escarpment in the 
distance to the east where the villages of Hough on the Hill and Caythorpe are located. A 
public footpath runs along the northern perimeter of the site.

3 The Proposal

3.1 This application consists of three elements:

1 Conversion and extension of the barn to form a single dwelling including the 
following extensions:

- Projecting flat roofed front cube shaped element to the north elevation of the 
barn. This element would project approximately 1m forward of the existing barn 
and would be 4.9m in height.  It would have a large glazed full height opening to 
the north elevation and would be clad in grey metal alloy. The floor area would be 
4.2m2.

- Rear lean-to extension to the southern elevation with an eaves height of 2.6m 
and a shallow pitched roof rising to 2.7m.  The extension features two windows 
and two glazed door openings on the south elevation together with small 
windows to the east and west elevations.  Grey timber cladding is proposed to 
the rear and side walls of the extension. The floor area would be 52m2.

- Side extension to the eastern elevation with an eaves height of 1.9m and ridge 
height of 4.4m high. This element would be of traditional design with roof pitch 
and materials to match the existing barn. It would include a ground to eaves 
height window to the north elevation together with a door, small window to the 
east elevation and a small window to the west elevation. The floor area would be 
17.5m2.

- The existing barn would retain its original clay pantiles and exposed 
stone/brickwork with ground to eaves height windows on the north elevation in a 
pattern to reflect the openings of the cartshed. A small number of new openings 
would be created in the south elevation. All new windows and doors are 
proposed to be of grey aluminium 

- The residential curtilage would be limited to the area immediately surrounding the 
barn and separated from the hay barn/stables by a post and rail fence. It includes 
garden land, car parking and bin storage 

2 Erection of a new building consisting of stables and a hay store located to the north 
of the barn. The proposed hay/storage block measures approximately 6.5m x 9m 
with a ridge height of 4.99m and the stable block measures approximately 5.2m x 
7.9m with a ridge height of 3.7m. The proposed external materials for the building 
would be grey vertical timber cladding and grey metal alloy cladding with a wooden 
door and external staircase leading to the first floor.



3 Use of the remainder of the site for equestrian purposes - primarily grazing of 
horses.

3.2 The proposed development would be accessed via the existing access in the north 
western corner of the site. A shared access drive within the site would serve both the 
dwelling and the equestrian facilities.

4 Relevant History

Reference Proposal Decision Date
S05/1640 Barn conversion to residential dwelling Refused 31/01/2006
S99/0751 Conversion of barn to dwelling Refused 12/10/1999
S99/1314 Conversion of barn to dwelling Refused 15/02/2000

5 Policy Considerations

5.1 National Planning Policy Framework (NPPF)
Section 9 - Promoting sustainable transport
Section 12 – Achieving well designed places
Section 14 – Meeting the challenge of climate change, flooding and coastal change
Section 15 – Conserving and enhancing the natural environment
Section 16 - Conserving and enhancing the historic environment
Section 5 - Delivering a sufficient supply of homes

5.2 South Kesteven District Council Core Strategy
Policy EN1 - Protection and Enhancement
Policy EN2 – Reducing the Risk of Flooding
Policy H1 - Residential Development
Policy SP1 - Spatial Strategy
Policy SP2 - Sustainable Communities

5.3 Submission Draft Local Plan 
(policies which are accorded some weight)
S1 Presumption in Favour of Sustainable Development
SD2 Principles of Sustainable Development in South Kesteven
SD5 Development in the Open Countryside
ID2 Transport and Strategic Transport Infrastructure
EN6 The Historic Environment
DE1 Promoting Good Quality Design

5.4 Neighbourhood Plan
Hough on the Hill Neighbourhood Development Plan



6 Representations Received

6.1 Historic England
6.1.1 No objection in principle to the conversion of the agricultural building to a residential 

dwelling. The proposed development would result in a change of the rural character of the 
setting of the Old Hall, albeit somewhat eroded already, which would have a cumulative 
impact and cause a minor degree of harm to the significance that the Old Hall derives from 
its setting. They advise that the authority should consider whether this minor degree of 
harm would be justified or outweighed by the public benefit in accordance with paragraphs 
194 and 196 of the NPPF. If it would not, they advise whether the proposals should be 
amended to reduce or omit the resultant impact. Historic England recommend that the 
issues and safeguards outlined in their advice need to be addressed in order for the 
application to meet the requirements of paragraphs 194 and 196 of the NPPF.

6.1.2 A copy of Historic England’s consultation response is appended to this report.

6.2 Historic Buildings Advisor (SKDC)
6.2.1 Comments on original consultation:

The current application includes an additional survey report from the structural engineer 
which has established that no underpinning will be required with no major rebuilding 
necessary for the conversion works. This is sufficient evidence to show that the proposal 
is in accordance with policy SP1. 

6.2.2 In design terms the proposed alterations and proposed cubist element are a positive 
addition providing an interesting visual juxtaposition between the old and new.  Having 
inspected the building on site, the principal king post roof structure is in remarkably good 
condition, and contributes strongly towards the significance of the barn as a non-
designated heritage asset that can be retained and better revealed within the conversion 
works. 

6.2.3 Whilst there are some new interventions, the original character of the barn remains largely 
intact and the conversion will help to ensure the long-term future of the building.

6.2.4 The floor area of the barn has been reduced, with the introduction of a shallow pitched 
roof, and the height of the haybarn and storage has been reduced which is more 
appropriate to the historic context, and subordinate to the existing principle barn. 

6.2.5 The colour finish of the cladding sample provided is sufficiently muted not to have any 
impact upon views into the site and is fitting for the rural context.

6.2.6 Setting the glazing back behind the existing upright beams better reveals the existing 
historic features of the building and is a welcome addition.

6.2.7 Comments following reconsultation: substantive comments are attached at Appendix 1.

6.3 Heritage Lincolnshire
6.3.1 Potential for archaeological remains – therefore a condition requiring a written scheme of 

investigation is advised



6.4 South Kesteven District Council Footpaths Officer
6.4.1 Public Footpath No. 1 is located to the north of the development site. From the plans 

submitted it appears to be situated just outside of the proposed development site 
boundary, although care should be taken during development at the site that the footpath 
is not obstructed in any way.

6.5 Lincolnshire County Council - Footpaths Officer
6.5.1 Hough on the Hill Public Footpath No 1 is located in the vicinity of the site although it 

would not appear to affect the proposed development. It is expected that there will be no 
encroachment, either permanent or temporary, onto the rights of way as a result of the 
proposal. The construction should not pose any dangers or inconvenience to the public 
using the rights of way.

6.6 East Midlands Building Control
6.6.1 No comments to make.

6.7 Upper Witham Internal Drainage Board
6.7.1 The Board has no comments on this application.

6.8 LCC Highways & SuDS Support
6.8.1 No objections (informative provided)

6.9 Parish Council
6.9.1 Comments on original consultation:

Object on the grounds that:
- the design, materials and scale of the extensions to the barn are not in keeping 

with the original barn.
- Insufficient information to judge whether haybarn/stables would be in keeping
- Proposal is contrary to Hough on the Hill Neighbourhood Plan 
- Overdevelopment - extensions exceed 40% guidelines for increase in size
- Discrepancy between site plan and landscape plan
- Unauthorised gateway and field shelter

6.9.2 Comments following reconsultation:
As above

7 Representations as a Result of Publicity

7.1 This application has been advertised in accordance with the Council's Statement of 
Community Involvement.

7.2 22 letters of objection and one letter of support were received in relation to the first 
consultation. 16 letters of objection and one letter of support have been submitted 
following the reconsultation. Multiple letters from the same person have been listed as a 
single representation. 

7.3 The points raised in the objections can be summarised as follows:



1 Harm to the historic character of the area and settings of listed buildings including 
grade II* Brandon Old Hall, grade II boundary wall at Brandon Old Hall, grade II 
Greystones

2 Inability to obtain access to Old Hall for maintenance.
3 Impact on significant view between Brandon Old hall and Caythorpe church
4 Harm to the character of the barn itself
5 Inappropriate design and materials 
6 Overbearing, out of scale
7 Overdevelopment of site
8 Completely different to other nearby barn conversions
9 Out of keeping with local vernacular
10 Out of keeping with local rural landscape
11 Hay barn should be further away
12 Extent of domestic curtilage not clearly defined
13 Development on this site would extend the village boundaries
14 Brandon should stay rural
15 Unsustainable development in village that lacks services
16 Barn is not structurally sound
17 Overlooking/loss of privacy
18 Loss of light
19 Noise, light and smell pollution
20 Inadequate narrow access
21 Emergency vehicles would not be able to access
22 Impact on walkers using PROWs
23 Impact on wildlife - bats, owls etc
24 Fence has been erected preventing access to Brandon Old Hall
25 Fence is not permitted development
26 Previous refusals of barn conversion
27 Would be contrary to policy including design guidance in NP
28 Inadequate sewage system
29 Potential flooding - Brandon has high water table
30 Appears to be commercial
31 Loss of trees
32 Loss of open space
33 Would set a precedent
34 Loss of a view
35 Comparison to another refused barn conversion in Hough
36 Incorrect ownership certificate completed
37 Concerns about unauthorised works already carried out
38 Exact equestrian use unclear
39 Hay barn appears to be garage
40 Concern re: insertion of gate on south boundary

7.4 The points raised in the letters of support can be summarised as follows:

1 Right of way issue is irrelevant
2 Building is at risk of collapse if not converted
3 Design is appropriate



4 Listed outbuilding to Old Brandon Hall has been removed
5 No harmful impact on setting of Old Brandon Hall
6 No evidence of historic avenue/access to Brandon Old Hall 
7 All other barns in vicinity have been converted without issue
8 In accordance with Neighbourhood Plan

8 Evaluation

8.1 Principle of Development

8.1.1 The thrust of local and national policy is to direct new residential development to 
sustainable locations. Core Strategy policy SP1 (Spatial Strategy) directs the majority of 
new residential development to the towns and local service centres (LSCs). Brandon is not 
classed as an LSC and therefore all new residential development within or on the edge of 
Brandon is classed in the CS as being in the "smaller villages and countryside"

8.1.2 CS policy SP1 restricts development in the smaller villages and countryside but does 
support (among others) the following categories:

B agriculture, forestry or equine development
F conversions of existing buildings provided that the existing building(s):

- contribute to the character & appearance of the local area by virtue of their 
historic, traditional or vernacular form;

- are in sound structural condition; and
- are suitable for conversion without substantial alteration, extension or 

rebuilding, and that the works to be undertaken do not detract from the 
character of the building(s) or their setting

8.1.3 Submission Draft Local Plan policy SD2 seeks to ensure that new development accords 
with the principles of sustainable development including the conversion of buildings. 
Submission Draft Local Plan Policy SP5 (Development in the Open Countryside)), is 
almost identical to the existing policy, with support for equine developments and 
conversion of historic buildings. The Submission Draft Local Plan has recently been 
through the process of examination and the Inspector has not requested any modification 
to this policy. Therefore, in accordance with NPPF paragraph 48 significant weight can 
now be given to this policy as a material consideration.

8.1.4 Hough on the Hill Neighbourhood Plan (HoHNP) policy HoH1 supports the categories of 
development above, subject to any opportunities being taken to enrich the local landscape 
and built environment and compliance with other HoHNP policies.

8.1.5 Equally, the NPPF paragraph 79 supports residential conversions of buildings in the 
countryside which would ensure the future of heritage assets or enhance the immediate 
setting. 

8.1.6 Although it is not listed, the building to be converted is of traditional vernacular form and 
as noted in the HoHNP is of historical and architectural value, and can be reasonably 



described as an undesignated heritage asset. The building is currently vacant and falling 
into disrepair. Conversion to a dwelling would ensure its long term preservation.

8.1.7 The structural survey indicates that building does not require underpinning, and is 
structurally sound and capable of conversion without substantial alteration, extension or 
rebuilding. Although the proposal does involve some extensions, they would not detract 
from the character of the building or its setting or be so substantial that they would exceed 
the test of category F of CS policy SP1. This issue is considered in greater detail later in 
the report.

8.1.8 A large part of the site is proposed for equine use comprising of a building for hay storage 
and stables together with three paddock areas for grazing which meets category B of 
Policy SP1.

8.1.9 A number of objectors have noted that previous planning applications for residential 
conversion of the barn dating from 1999 and 2005 were refused. However, these 
proposals were materially different in terms of design, supporting information and in one 
case the extent of domestic curtilage. Furthermore, the policy framework and technical 
guidance, including references to "village envelopes" has changed to such an extent since 
that time that previous reasons for refusal would no longer be applicable.

8.1.10 Taking the above into account, the principle of development is acceptable and accords 
with CS policy SP1, policies SP2 and SD5 of the Submission Draft Local Plan, HoHNP 
policy HoH1 and the NPPF subject to the consideration of further matters which are 
assessed in the remainder of the report.

8.2 Impact on the Character of the Area

8.2.1 CS Policy EN1 requires that development must be appropriate to the character and 
significant natural, historic and cultural attributes and features of the landscape within 
which it is situated, and contribute to its conservation, enhancement or restoration. 

8.2.2 HoHNP policy HoH2 requires new development to be sympathetic to the existing form, 
scale and character of its location and be appropriate to its rural context. It also requires 
materials to be sympathetic and adherence to the Design Guidance contained within the 
plan. The policy supports development which has been designed in accordance with the 
Plan’s Design Guidance.

8.2.3 The Design Guidance is not overly prescriptive but does express a clear preference for 
development to be modest in scale with a low height and horizontal emphasis using locally 
distinctive materials and forms such as pitched roofs. However, in respect of extensions to 
buildings, it is also clear in stating that “Exemptions will be given for innovative 
contemporary creative solutions that successfully integrate modern architectural design 
into the local vernacular.”

8.2.4 HoHNP Policy HoH10 requires that new development must be appropriate to the 
character, natural, historic and cultural attributes and features of the Parish’s landscape as 



defined within the Hough on the Hill Landscape Character Assessment and to incorporate 
wherever possible, the planting of native new trees and hedgerows.

8.2.5 Policy HoH11 supports development which maintains landscape character and in 
particular key views as defined in the plan including mitigation where necessary.

8.2.6 The above policies of the Development Plan are consistent with NPPF Sections 12 
(Achieving well designed places) and 15 (Conserving and enhancing the natural 
environment) which among other things require that valued landscapes should be 
protected and enhanced and that developments should be visually attractive, sympathetic 
to their context (whilst not preventing appropriate innovation or change), and should 
maintain a sense of place.

8.2.7 Policy DE1 (Promoting Good Quality Design) of the Council’s Submission Draft Local Plan 
(up to 2036), requires development to be of good design which among other things, 
contributes positively to local distinctiveness and does not adversely affect the local 
context. Policy EN1 (Landscape Character) is broadly the same as the current CS policy 
EN1 although it includes a requirement for landscape character assessments, including 
those prepared as part of a NP to be considered. The Submission Draft Local Plan has 
recently been through the process of examination and the inspector has not requested any 
modification to the relevant part of this policy. Therefore in accordance with NPPF 
paragraph 48 significant weight can now be given to this policy as a material 
consideration.

8.2.8 In the South Kesteven Landscape Character Assessment (2007), the site is within the 
Trent and Belvoir Vale character area which is described as a relatively simple, medium to 
large scale, open arable or mixed farming landscape. Building styles are described as 
varied but with a high proportion of red brick and pantile.

8.2.9 At a more detailed local scale, The Hough on the Hill Landscape Character Assessment 
(2013), states that the site is within the Trent Valley Arable character area. The Character 
Area includes the village of Brandon as well as a number of farms. It describes the 
majority of buildings as being of lower scale and considered harmonious with the 
landscape.

8.2.10 The site lies within a typical edge of village context consisting of a paddocks surrounded 
by mature hedgerows with arable farmland beyond. This part of the village comprises a 
mix of historic buildings, converted barns and more modern infill development. Whilst the 
land to the east and north remains undeveloped and typically agricultural in nature, to 
some degree the immediate context to the south and west is defined by converted barns, 
new dwellings and their domestic curtilages.  

8.2.11 It is noted that a number of different design approaches have been taken on those nearby 
barns which have already been converted to dwellings. Some have been sensitively 
converted and retain their agricultural character, whilst others, particularly Hall Farm Barn 
have been altered to such an extent with the addition of domestic features such as dormer 
windows, porches, conservatories and chimneys, that they no longer retain their 
agricultural character. A number of new build dwellings including Brandune House and 
Ridge Barn have also somewhat diluted the well-spaced out agricultural edge of village 



character, which formerly consisted of a loose collection of farmsteads. Nevertheless, the 
area still retains an attractive edge of village character.

8.2.12 The proposed conversion would restore and retain the majority of the existing fabric of the 
barn reusing the existing pantiles and making use of the existing cartshed openings. It 
would also include the addition of a small side extension which would be subordinate in 
size and would match the existing barn in design and materials. The lean to rear extension 
and cube shaped front extension take a more overtly contemporary approach. The 
proposed extensions would comprise an additional ground floor area of 73.7m2. This 
compares with the existing ground floor area of 115m2. In addition, the height of the 
extensions would be lower than the ridge height of the existing barn. Overall, the 
extensions are considered to be relatively small scale additions which would not dominate 
the barn and its context. They would be constructed in materials of a muted colour which 
complement the existing building and integrate well into the rural context. 

8.2.13 The hay barn and stables, whilst contemporary in design and materials, would be low key 
in scale and traditional in form, featuring pitched roofs which reflect the local vernacular 
and materials of muted recessive colours which would blend in well with the rural context.

8.2.14 The fields to be used for equestrian purposes would retain their existing hedgerow 
boundaries, helping to retain the rural character.

8.2.15 The objections to the use of contemporary design are noted. However, there has been no 
uniform approach to design taken with previous barn conversions and new builds nearby 
and the HoHNP design guidance does not preclude the use of contemporary solutions 
which respond positively to their context. By virtue of the form, scale and materials, the 
use of contemporary design in this case would integrate with and enhance the context 
rather than stand out as jarring or incongruous. 

8.2.16 Overall the proposal would be a low key and modest addition to the village which would be 
well integrated into its edge of village context. Beyond the site itself, views of the 
development would be limited. Therefore impact on the landscape character would be 
very localised. The top of the hay barn would be visible over the hedge from the public 
footpath which passes to the north although by virtue of the relatively small scale it would 
not be unduly visually intrusive.  It is noted that there are no key views identified in the 
HoH LCA which would be affected by the proposal. 

8.2.17 Glimpses of the development would be possible from some vantage points within the 
village and public footpaths and permissive footpaths beyond the site. However, it would 
primarily be seen as a low key feature against a backdrop of other buildings and/or trees 
and hedges. The nature of the development, together with the scale and separation 
distances of the buildings would ensure that it would not appear as an encroachment or 
significant expansion of the village into the open countryside or undermine the key 
features of the village or wider landscape character. Conditions have been attached to 
ensure that appropriate landscaping is provided and that permitted development rights for 
extensions, outbuildings and means of enclosure are removed.

8.2.18 By virtue of the design, scale and materials to be used, the proposal would be in keeping 
with the host dwelling, streetscene and surrounding context in accordance with the NPPF 



Section 12, Policy EN1 of the South Kesteven Core Strategy, and policy DE1 of the 
Submission Draft South Kesteven Local Plan.

8.3 Impact on Heritage Assets

8.3.1 Heritage Assets Affected

8.3.1.1 The following nearby buildings and structures are listed – Brandon Old Hall (Grade II*), 
the garden wall of Brandon Old Hall (Grade II), Greystones (Grade II) and St John’s 
Chapel (Grade II*).  All structures within the curtilage of a listed building are also listed, 
regardless of whether they have any heritage value.  Officers consider that the 
development will affect the setting of the Old Hall, and wall but not the setting 
Greystones.

8.3.1.2 For the avoidance of doubt, the listed wall does not include the recently built section of 
dry stone wall which runs east/west between the historic garden wall and the application 
site.

8.3.1.3 The site is not in a conservation area but Brandon village is visible in views from the 
north eastern side of the Hough on the Hill Conservation area which sits on an 
escarpment overlooking the vale. 

8.3.1.4 The NPPF draws a distinction between ‘designated’ heritage assets (for the purposes of 
this case listed buildings and conservation areas) and non-designated heritage assets.  
Officers consider that the barn, Hall Farm Barn (now known as The Courtyard and The 
Granary) and Brandon Hall (as distinct from Brandon Old Hall) should be regarded as 
non-designated heritage assets.  These are all identified in the Hough on the Hill Parish 
Neighbourhood Plan as ‘features of interest of particular note’.

8.3.2 Legislative Framework

8.3.2.1 Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires 
decision makers to have special regard to the desirability of preserving listed buildings or 
their settings or any features of special architectural or historic interest which they 
possess.  S72 requires decision makers to have special regard to the desirability of 
preserving or enhancing the character or appearance of conservation areas.  Any 
adverse effect on a heritage asset, even if slight or minor, would not preserve the asset 
or its setting.

8.3.2.2 Case law has established that considerable importance and weight must be attached by 
the decision maker to the desirability of preserving listed buildings and their settings 
even when the harm to the significance of the listed building is less than substantial.  

8.3.3 Development Plan



8.3.3.1 CS Policy EN1 requires that development must be appropriate to the character and 
significant historic and cultural attributes and features of the landscape within which it is 
situated, and contribute to its conservation, enhancement or restoration. 

8.3.3.2 HoHNP Policies HoH4, HoH5 and HoH6 conform to the requirements of the NPPF and 
the Core Strategy. HoH6 goes into more detail regarding non designated heritage 
assets stating:

“New development will be supported where it would improve, restore or maintain a 
positive unlisted building/locally listed building or any other structure of local 
significance as identified within any other appropriately evidenced list. Development 
which would have a harmful impact on a building or structure of this type or its 
setting will not be supported unless a clear justification is presented which explains 
how the benefits would outweigh the loss or harm.”

8.3.4 Heritage Related Material Considerations

8.3.4.1 Submission Draft Local Plan

8.3.4.2 Policy EN6 (The Historic Environment) of The Council's Submission Draft Local Plan (up 
to 2036), corresponds with the requirements of the NPPF. The Submission Draft Local 
Plan has recently been through the process of examination and the inspector has not 
requested any modification to the relevant part of this policy. Therefore, in accordance 
with NPPF paragraph 48 significant weight can now be given to this policy as a material 
consideration.

8.3.4.3 NPPF

8.3.4.4 The NPPF defines the setting of a listed building as:

"the surroundings in which a heritage asset is experienced. Its extent is not fixed and 
may change as the asset and its surrounding evolve. Elements of a setting may make a 
positive or negative contribution to the significant of an asset, may affect the ability to 
appreciate that significance or may be neutral.'

8.3.4.5 In relation to designated heritage assets the NPPF requires a distinction to be drawn 
between harm which is substantial and harm which is less than substantial.  The test 
for substantial harm is high.  Paragraph 018 of the PPG provides that:

'Whether a proposal causes substantial harm will be a judgment for the decision-maker, 
having regard to the circumstances of the case and the policy in the National Planning 
Policy Framework. In general terms, substantial harm is a high test, so it may not arise in 
many cases. For example, in determining whether works to a listed building constitute 
substantial harm, an important consideration would be whether the adverse impact 
seriously affects a key element of its special architectural or historic interest. It is the 
degree of harm to the asset's significance rather than the scale of the development that 



is to be assessed. The harm may arise from works to the asset or from development 
within its setting.

…The National Planning Policy Framework confirms that 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). It also makes clear that any harm to a designated heritage 
asset requires clear and convincing justification and sets out certain assets in respect of 
which harm should be exceptional/wholly exceptional.'

8.3.4.6 In relation to less than substantial harm to a designated heritage asset, the NPPF 
provides as follows:

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

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

196. Where a development proposal will lead to less than substantial harm to the 
significance of a designated heritage asset, this harm should be weighed against the 
public benefits of the proposal including, where appropriate, securing its optimum viable 
use.  

8.3.4.7 In relation to non-designated heritage assets, paragraph 197 provides:

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

8.3.4.8 The distinction between substantial harm and less than substantial harm is not applied to 
non-designated heritage assets. 

8.3.4.9 Historic England

Historic England (HE) has been consulted on this application.  HE has no objection 'in 
principle' to the conversion of the barn.  However, it has 'concerns' on heritage grounds 
and states that the proposal will cause 'minor' harm to the setting of the listed Brandon 
Old Hall.  It states that 'issues and safeguards' which it has identified need to be 
addressed for there to be compliance with NPPF paragraphs 194 and 196. It is clear that 



HE consider the harm to be less than substantial harm rather than completely 
inconsequential. Historic England:

- do not suggest that there will be harm to the setting of the listed garden wall, 
Greystones or other listed buildings.  

- do not comment on the effect of the proposal on any conservation area

8.3.4.10 Heritage Report by Mel Morris Conservation

8.3.4.11 A heritage report by Mel Morris Conservation has been submitted by the owners of 
Brandon Old Hall to support their objection to the proposal. In summary the report 
concludes:

- The close board fence on the west boundary of the site is not permitted 
development as it is located along the boundary of the curtilage of Old Brandon 
Hall. The fence is harmful to the setting of Old Brandon hall and the Council 
should take enforcement action to have fence removed.

- For a considerable time, (since at least 1982) the setting of the Old Hall has 
evolved so that the views along the access drive, giving a sense of the rural 
surroundings, now form part of how the Old Hall is experienced, and which has 
now been blocked off by the applicant.

- Outward views towards Caythorpe Spire are an intentional designed view and 
would be harmed by the proposal.

- Questions whether the barn is a non designated heritage asset.
- There are no substantial benefits that outweigh harm to Brandon Old Hall.

8.3.4.12 Report by GPS Planning and Design

8.3.4.13 An additional report has been submitted by the owners of Brandon Old Hall to support 
their objection to the proposal. In summary the report (in terms of heritage) concludes:

- Modern design goes against the grain of the building contrary to conservation 
good practice

- The proposal, in particular the fence is harmful to setting of Brandon Old Hall

8.3.4.14 SKDC Conservation Officer

8.3.4.15 The detailed assessment of the heritage impacts of this proposal are set out in the 
Council's Conservation Officer's report, appended to this report at Appendix 1. In 
summary her assessment is as follows:

- There will be no harm to the significance of the barn, a non-designated heritage 
asset.  The proposal will assist its preservation.

- The barn in its present form makes a positive contribution to the setting of the listed 
Hall and the proposal, by facilitating the preservation of the barn has heritage 
benefits. 



- There will be no harm to any other non-designated heritage asset.
- The proposal will preserve the setting of Brandon Old Hall.
- The proposal will have no effect on the setting of the listed wall 
- The proposal will have no effect on the setting of Greystones or St John's Chapel 

listed buildings.
- The proposal will have no effect on the Hough on the Hill conservation area.
- In relation to the advice of HE, she disagrees with the judgment that there is less 

than substantial harm to the significance of the listed hall by reason of the change 
to its setting.  She therefore does not apply NPPF paragraph 193 and does not 
address the test in NPPF paragraph 196.

- In relation to the Mel Morris Conservation and GPS reports from objectors - there 
is no evidence that Brandon Old Hall was designed with views towards 
Caythorpe Spire in mind or any historical association between the two. The 
building to be converted is regarded as a non designated heritage asset, both in 
the HoHNP and professional opinion of the Conservation Officer. Contemporary 
design is appropriate in this context.

8.3.5 Heritage – Evaluation

8.3.5.1 The key heritage issues to consider are:

- The impact of the proposal on the settings of the listed hall and wall (taking 
account of the erosion of these which has already taken place)

- The impact of the development on the application barn, a non designated 
heritage asset, 

- The impact on other designated and non designated heritage assets including 
any conservation areas

 -    Any heritage benefit arising from the preservation of the application barn

8.3.5.2 Impact on Brandon Old Hall and Wall 

8.3.5.3 In terms of the setting of Brandon Old Hall, there is a clear difference of opinion between 
the Council’s Conservation Officer and Historic England as to whether any harm to the 
significance of Brandon Old Hall would be caused. Whilst HE do not object, they 
consider that a minor degree of less than substantial harm would be caused as a result 
of a further cumulative erosion of the rural setting of Brandon Old Hall, and advise that 
the test of NPPF para 196 should be applied. HE do not elaborate on which specific 
aspect of the proposal would cause harm. The Conservation Officer does not consider 
that this test falls to be considered.

8.3.5.4 The report from Mel Morris Conservation suggests that Old Brandon Hall was specifically 
designed and orientated to allow views towards the spire of Caythorpe church although 
this appears to be based on an inferred conclusion rather than hard evidence. Brandon 
lies within the Ecclesiastical Parish of Hough on the Hill rather than Caythorpe. The 
history of the building and status of the original occupiers would suggest that there is no 
evidence of designed views or a specific special relationship with the surrounding 
landscape.



8.3.5.5 Even if that was the case, the Conservation Officer considers that the alterations and 
extensions in the 17th and 18th centuries, together with the addition of adjacent farm 
buildings in the 19th century have altered any discernible relationship to a significant 
degree, giving Brandon Old Hall and its grounds a much greater sense of enclosure. In 
any case the view towards Caythorpe church spire as a result of the proposal would not 
be blocked from upper floor windows or changed to any significant degree and any 
limited views towards Brandon Old Hall from the east, in which the proposal would be 
seen are partially blocked by other buildings and generally limited to the roofline and 
chimneys. 

8.3.5.6 The Mel Morris report states that setting should not be fixed at a particular point in the 
history of a building, but then contradicts this by arguing that the current (prior to erection 
the fence) view out of the garden opened up following the removal of the listed 
outbuilding is of great importance and has opened up a greater connection between the 
Old Hall and its rural surroundings more akin to earlier stages of its development. 

8.3.5.7 The Conservation Officer considers that this conclusion does exactly what the report 
suggests should not be done by fixing the setting and its significance at what the building 
may have been like at a particular point in time, without convincing evidence to back it up 
and ignores historically significant stages of the building’s development as well as the 
fact that the C18 outbuilding appears to have been removed without listed building 
consent.

8.3.5.8 The Council’s Conservation Officer points out that:

“Whilst the proposals will be visible from the upper rooms of the hall, the front door, 
listed wall and the gardens these do not impact on any formal or structural views and 
the experience of the enclosed garden setting, and rural setting will not be 
compromised.”

8.3.5.9 The Mel Morris report mentions the harmful impact of the fence and disputes that the 
fence is permitted development. Both the Mel Morris and GPS reports appear to base a 
large part of their objections on the existence of the fence. 

Officers agree that this new close boarded fence between the Brandon Old Hall and the 
application site harms the setting of Brandon Old Hall and adds to its cumulative erosion 
from recent development. However, the Council’s Enforcement Officers have carried out 
investigations and have confirmed that the fence is permitted development, not requiring 
a planning application.

8.3.5.10 As the Council’s Conservation Officer notes:

“My view in relation to the appropriateness of the fence however is concurrent with 
Mel Morris in that it harms the setting of the listed building; but has been deemed 
permitted development and its removal is outside the remit of the planning 
application.” 

8.3.5.11 The submitted block plan and landscaping plan show the fence as being retained. Given 
that the fence is already existing rather than a new structure proposed in the planning 



application and does not in itself require a planning application. the critical point is that, if 
planning permission for the conversion were refused, the fence would remain. The 
comparison therefore has to be between the fence together with the barn conversion and 
fence without the barn conversion.

8.3.5.12 The Council’s Conservation Officer concludes:

“It  is considered that whilst the proposals will affect the setting of Brandon Old Hall 
(Grade II*) and  Wall round Brandon Hall and garden and attached outbuilding 
(Grade II); no harm will be caused to the significance of those buildings in this 
instance; given that the conversion is appropriate to the existing rural setting and 
commensurate with the status of the building, originally built for a yeoman-graziers 
later styled gentleman.” 

8.3.5.13 It follows that the Conservation Officer disagrees with the assessment of HE that the 
proposal would result in less than substantial harm to the setting and therefore the 
significance of grade II* Brandon Old Hall or adjacent grade II listed wall. 

8.3.5.14 Impact on the Application Barn

8.3.5.15 In respect of the barn itself, the works of conversion would retain the key historic features 
of the building, including stone/brickwork, clay pantiles, king post roof structure and 
cartshed openings. The extensions would be of an appropriate subordinate scale which 
would not be not harmful to the building’s intrinsic agricultural character. The 
contemporary design of the front and rear extensions is in line with conservation best 
practice and would serve to allow the original building to be “read” as a historic cartshed. 

8.3.5.16 The Council’s Conservation Officer notes:

“In terms of harm or loss, all the key elements of the building will be retained in the 
proposals such as the ironstone and brick walling mix, pantile roof, king post roof 
structure and dividing upright columns but will also include innovative design which 
will better reveal these older elements in their juxtaposition with the new. This will 
better reveal a feature which contributes positively towards the setting of the Old 
Hall”

8.3.5.17 Impact on Other Heritage Assets

8.3.5.18 In respect of other potentially affected heritage assets, the proposal would be barely 
discernible from Hough on the Hill conservation area and would have no adverse impact 
on any views to or from it.

8.3.5.19 There would be minimal or no impact on other designated heritage assets including 
Greystones and St John’s Chapel and non-designated heritage assets including 
Brandon Hall and its associated outbuildings within Brandon and their settings and 
significance would not be harmed.

8.3.5.20 Heritage Benefit of Preservation of the Barn



8.3.5.21 The Conservation Officer considers that the barn in its existing form makes a positive 
contribution to the setting of the listed hall and that a scheme which will guarantee the 
preservation of the existing form will be beneficial.  Of course the Conservation Officer 
considers that the additional works to the barn are appropriate and not harmful.  If a 
different view were to be taken of these, a scheme which involved the preservation of the 
existing form with the additional works might not be regarded as involving heritage 
benefits.

8.3.5.22 Officers consider that the overall benefit of the proposed barn conversion would be to 
ensure the future preservation of a heritage asset which is currently unused and semi 
derelict, and at risk of further deterioration and potentially its eventual loss. Preservation 
would retain its historic agricultural character and positive contribution to the setting of 
Brandon Old Hall.  

8.3.6 Heritage Conclusion

Notwithstanding HE’s comments, the proposal, subject to conditions to ensure 
appropriate materials and hard and soft landscaping, and removing permitted 
development rights, would not result in harm to the barn itself or the settings, and 
therefore the significance, of any heritage assets. 

8.3.6.1 If members agree, the proposal would comply with local and neighbourhood plan 
policies, emerging LP policies and the NPPF.  The proposal would be in accordance with 
and Policy EN1 of the South Kesteven Core Strategy HoHNP Policies HoH4, HoH5 and 
HoH6, Policy EN6 of the Submission Draft South Kesteven Local Plan, and NPPF 
Sections 12 and 16.

8.3.6.2 If a contrary view is taken that the setting of Brandon Old Hall is harmed to a minor 
degree as HE conclude, the degree of harm could only be at the lower end of the scale 
of “less than substantial” given the nature of the development and its relationship to 
Brandon Old Hall. This would result in a very minor conflict with the relevant policies in 
the development plan (CS and HoHNP).

8.3.6.3 NPPF paragraph 193 requires great weight to be given to an asset’s conservation (and 
the more important the asset, the greater the weight should be), regardless of the level 
of harm identified. 

8.3.6.4 In that scenario NPPF para 196 would be engaged and the degree of harm would have 
to weighed against the public benefits (taking into account the requirements of NPPF 
para 193). In this case the benefits would include the future preservation of an 
undesignated heritage asset which is falling into disrepair and provision of an additional 
dwelling. Notwithstanding the grade II * listing, these public benefits outweigh any very 
minor degree of harm. In the final planning balance they would also outweigh any minor 
conflict with relevant development plan policies.

8.3.6.5 In addition to the above, Heritage Lincolnshire have advised that the site has potential 
for archaeological remains which could further knowledge of the development of the 
settlement – therefore a condition requiring a written scheme of investigation is attached.



8.3.6.6 In conclusion, by virtue of the design, scale and materials to be used, the proposal would 
not cause harm to the significance or setting of the existing barn which is considered to 
be a non-designated heritage asset, or to the setting (and therefore the significance) of 
nearby designated or undesignated heritage assets, Including Brandon Old Hall and 
Garden Wall in accordance with and Policy EN1 of the South Kesteven Core Strategy 
HoHNP Policies HoH4, HoH5 and HoH6, Policy EN6 of the Submission Draft South 
Kesteven Local Plan, and NPPF Sections 12 and 16.

8.4 Impact on Neighbours’ Residential Amenity

8.4.1 CS Policy EN1 requires remoteness and tranquillity together with noise and light pollution 
to be taken into account. However, there is no specific reference in the CS to the impact of 
overlooking, loss of light or dominance of outlook on residential amenity.

8.4.2 Policy DE1 (Promoting Good Quality Design) of the Council’s Submission Draft Local Plan 
(up to 2036), does require that development should not cause adverse amenity impact 
from noise, light pollution, loss of light or loss of privacy, and that sufficient private amenity 
space should be provided. The Submission Draft Local Plan has recently been through the 
process of examination and the inspector has not requested any modification to the 
relevant part of this policy. Therefore, in accordance with NPPF paragraph 48 significant 
weight can now be given to this policy as a material consideration.

8.4.3 NPPF paragraph 127 requires developments to be designed to ensure a high standard of 
amenity for existing and future users.

8.4.4 The nearest dwellings to the proposed hay barn and barn conversion are the converted 
Hall Farm Barns known known as The Courtyard and The Granary (approximately 22m), 
and Ridge Barn (approximately 15m). Other nearby dwellings including Brandon Old Hall, 
Ridge Barn Stables and Brandune House are much further away at a distance of between 
48 and 52m.

8.4.5 Some concern has been raised about, noise, smell, loss of light and loss of 
privacy/overlooking. These issues are material considerations and are each addressed in 
turn below.

8.4.6 In terms of noise and smell, the intensity of the proposed equine use would be limited by 
the extent of the stables and grazing areas and would be restricted by condition to 
domestic rather than commercial use. As such it would be low key with a relatively low 
level of activity which is appropriate for the edge of village context and would not generate 
unacceptable levels of noise, disturbance or smell. The stables themselves would be 
approximately 25m from the nearest dwelling and would in any case be separated by the 
access drive and hay barn.

8.4.7 In terms of loss of light, the relatively small scale of the buildings, together with the 
separation distances and orientation are sufficient to ensure that no unacceptable loss of 
light or overshadowing would occur.

8.4.8 In terms of overlooking/loss of privacy, the only potentially affected properties would be 
The Courtyard, The Granary, and Ridge Barn. Concern has been raised that use of the 



external staircase on the west elevation of the haybarn would lead to loss of privacy. In a 
built up or village context, there will almost always be a degree of intervisibility between 
properties and their curtilages.

8.4.9 It is acknowledged that there would be some intervisibility from the top of the staircase and 
the upper windows and parts of the garden of Ridge Barn and to a lesser extent towards 
The Granary and Courtyard. However, the separation distance, intervening vegetation, 
together with the fact that it would be used occasionally rather than in constant use would 
be sufficient to ensure no unacceptable loss of privacy. Furthermore, users are unlikely to 
spend significant amounts of time standing on the staircase in the same way they would 
use a balcony.

8.4.10 The rear of the converted barn, which would include windows and patio doors would be 
approximately 22m from the north elevation of The Courtyard and The Granary. Whilst the 
Council has not adopted any residential design guidance or privacy standards for new 
development, as a rule of thumb 21m is generally regarded as a reasonable distance from 
rear elevation to rear elevation in a low density context. This rule has been applied by 
Inspectors in appeal decisions. The separation distance of approximately 22 metres that 
would be achieved between the rear elevation of the proposal and those of the adjacent 
dwellings combined with appropriate boundary treatment to provide screening would 
ensure no unacceptable loss of privacy or overlooking.

8.4.11 Taking into account the scale and nature of the proposal, and adequate separation 
distances, there would be no unacceptable adverse impact on the residential amenities of 
the occupiers of the development or adjacent properties in accordance with the NPPF 
Section 12, Policy EN1 of the South Kesteven Core Strategy and Policy DE1 of the 
Submission Draft Local Plan.

8.5 Highway Issues

8.5.1 CS policy SP3 read together with the NPPF require safe and suitable access to the site, 
and adequate parking. The NPPF is very clear 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. 

8.5.2 Policy ID2 (Transport and Strategic Transport Infrastructure) of The Council’s Submission 
Draft Local Plan (up to 2036), broadly corresponds with the above. The Submission Draft 
Local Plan has recently been through the process of examination and the inspector has 
not requested any modification to the relevant part of this policy. Therefore, in accordance 
with NPPF paragraph 48 significant weight can now be given to this policy as a material 
consideration.

8.5.3 The single dwelling and associated equine use would not generate significant additional 
traffic and would be accessed via an existing access which would not require significant 
upgrading. The use of the access would not compromise the ability of members of the 
public to use the PROW or impede access for emergency vehicles. No objections have 
been made by LCC Highways or LCC Footpaths.



8.5.4 Taking the above into account, the proposal in this respect complies with CS policy SP3, 
Policy ID2 of the Submission Draft Local Plan and the NPPF Section 9.

8.6 Ecology

8.6.1 CS policy EN1 together with NPPF section 15 require developments to contribute towards 
conservation and enhancement of biodiversity and avoid and/or mitigate any adverse 
impacts. 

8.6.2 Policies EN2 (Protecting Biodiversity and Geodiversity) and EN3 (Green Infrastructure) of 
The Council’s Submission Draft Local Plan (up to 2036), broadly correspond with the 
above. The Submission Draft Local Plan has recently been through the process of 
examination and the inspector has requested modifications to both of these policies. 
Therefore in accordance with NPPF paragraph 48 currently little weight can now be given 
to these policies as material considerations.

8.6.3 A protected species survey was submitted with the application which concludes the barn 
has moderate potential for bat roosting but no evidence of active roosts. It also 
recommends measures to ensure no adverse impact as well as opportunities to create 
new habitats such as bat boxes. The development would also see existing hedgerows 
retained. Conditions have been attached to ensure the recommendations of the survey are 
implemented and that soft landscaping enhances biodiversity. 

8.6.4 Together these measures will ensure that ecology is not adversely affected and therefore 
in this respect the proposal is acceptable and in accordance with the NPPF (Section 15: 
Conserving and enhancing the natural environment) and CS policy EN1.

8.7 Drainage

8.7.1 CS policy EN2 together with NPPF Section 14 seeks to direct development to areas with 
the least probability of flooding, together with implementation of SuDS drainage where 
possible, in order to minimise surface water runoff.

8.7.2 Policy EN5 (Reducing the Risk of Flooding) of The Council’s Submission Draft Local Plan 
(up to 2036), is broadly the same as the current CS policy. The Submission Draft Local 
Plan has recently been through the process of examination and the inspector has 
requested modifications to this policy. Therefore, in accordance with NPPF paragraph 48, 
currently little weight can be given to this policy as a material consideration.

8.7.3 The site is in EA flood zone 1 which is low risk. A small part of the site, south of the 
existing barn is shown as being at low to medium risk of surface water flooding. It is 
understood that this corresponds to the location of a former pond.

8.7.4 The applicant has indicated that a SuDS drainage system would be used although no 
details have been submitted. Given the nature and small scale of the development, and 
the fact that no adverse comments have been received from any of the drainage 
consultees, there is no reason to believe that surface water the proposal cannot be 
adequately drained or that flood risk would be increased. There is also no obvious reason 
why adequate foul drainage solution cannot be implemented.



8.7.5 A condition has been attached requiring details of the drainage scheme to ensure that it is 
fit for purpose.

8.7.6 In this respect the proposal is in accordance with the NPPF Section 14: Meeting the 
challenge of climate change, flooding and coastal change), and CS policy EN2

8.8 Other Issues

- Loss of view - this is not a material consideration
- Comparison to another site in Hough on the Hill where extension to a barn 

conversion was refused - the site is not directly comparable. This was a wholly 
inappropriate domestic looking porch on an already converted barn

- Curtilage not defined - the definition of the curtilage of the barn can be resolved 
by condition together with a restriction on the use of the haybarn/stables as not 
for living accommodation or a garage.

- The applicant and the neighbouring property owners are engaged in a legal 
dispute relating to a claimed right of way across the application site which has 
been blocked by a fence. However, this is not a material consideration and has 
no bearing on the acceptability or otherwise of the current planning application. In 
any case, if such a right of way were established, it would not have any adverse 
impact on future occupiers of the development.

- Inability to achieve access to Old Brandon Hall for maintenance - as above the 
right of way issue is not a material consideration. In any case there does not 
appear to be any reason why access cannot be achieved for maintenance. It is 
not unusual for listed buildings to have access only directly to the street.

- Discrepancy in site plan and landscaping plan in relation to the access to the site 
- It is acknowledged that the landscape plan does have some discrepancies to 
the main block plan. However a condition requiring further details of hard and sof 
landscaping overcomes this issue.

- Unauthorised fence/gate and field shelter - It is acknowledged that a field shelter 
has recently been placed within the paddocks. However this does not form part of 
the current planning application and is subject to an ongoing enforcement 
investigation. In addition a new gate/ fence which is >1m in height has been 
installed along the far southern boundary of the site, north of Brandon Hall. As 
new fence/gate abuts a public highway, it would require planning permission. 
Conditions have been attached requiring details of landscaping (including 
boundary treatment). The acceptability or otherwise of any new fencing will be 
addressed at that stage.

- Fallback Position - It should be noted that conversion of the barn to a domestic 
dwelling together with use of part of the land directly to the north could be carried 
out under General Permitted Development Order, Schedule 2, Part 3, Class Q 
permitted development rights which would have the effect of domesticating the 
appearance of the currently agricultural land.  Some minor weight can be given to 
this as a material consideration although the impact would be less as no 
extensions or outbuildings are permitted under class Q and the extent of the 
curtilage is limited to an area the same size as the floorspace of the building.  



9 Section 106 Heads of Terms

9.1 Not applicable

10 Crime and Disorder

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

11 Human Rights Implications

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

12 Conclusion

12.1 The proposal is an appropriate reuse of a 19th century barn which would ensure its future 
preservation. The equine use is also appropriate in this rural edge of village context. The 
design and scale would ensure that character and appearance of the area together with 
the settings of nearby heritage assets would not be harmed. The fallback position 
mentioned above is also a material consideration which should be given due weight in the 
planning balance. Overall the proposal accords with South Kesteven Core Strategy 
Policies SP1, H1, EN1, and EN2, relevant policies of the Submission Draft South 
Kesteven Local Plan and the NPPF. There are no material considerations that indicate 
otherwise.

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:

Drawing No. 0396-AM2-GP-LP Location Plan
Drawing No. 0396-AM2-GP-SP Site Plan
Drawing No. 0396-AM2-DP-CP Design Proposal
Drawing No. 0396-AM2-GP-DP Distances Plan



Drawing No. 0396-AM2-PFP-1 Proposed GF
Drawing No. 0396-AM2-PFP-1 Proposed FF
Drawing No. 0396-AM2-PFP-2 Proposed Roof Plan
Drawing No. 0396-AM2-PEP-1 Proposed Elevations
Drawing No. 0396-AM2-PEP-2 Proposed Elevations
Drawing No. 0396-AM2-PSP Proposed Section
Drawing No. 0396-AM2-PSP Proposed Plan Section
Drawing No. 0396-AM2-P3DS1 Proposed 3D Sections
Drawing No. 0396-AM2-PSFP1 Proposed Hay Barn & Stable Floor Plans
Drawing No. 0396-AM2-PSEP-1
Drawing No. 0396-AM2-PSEP-2
Drawing No. 0396-AM2-PS3DS-1 3D Sections
Drawing No. 0396-AM2-PSEP Proposed Site Elevations
Drawing No. 0396-AM2-PV-1 Material Palette

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 Before any of the building works above foundation level hereby permitted are begun, 
samples of the materials (including colour of any render, paintwork or colourwash) 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).

4 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 Paragraph 199 of the NPPF.

5 Before the development hereby permitted is commenced, the archaeological 
investigations shall have been completed in accordance with the approved Written 
Scheme of Investigations.

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 Paragraph 199 of the NPPF.

6 Before the development hereby permitted is commenced, a scheme for the 
treatment of surface and foul water drainage shall have been submitted to and 
approved in writing by the Local Planning Authority. 



Reason: To ensure the provision of satisfactory surface and foul water drainage is 
provided in accordance with Policy EN2 of the adopted South Kesteven Core 
Strategy (July 2010).

During Construction

7 Notwithstanding the submitted plans, before the works to provide the boundary 
treatments hereby permitted are commenced, a plan indicating the heights, 
positions, design, materials and type of boundary treatment to be erected shall have 
been submitted to and approved in writing by the Local Planning Authority. 

Reason: To provide a satisfactory appearance to any boundary treatments and by 
screening rear gardens from public view, in the interests of the privacy and amenity 
of the occupants of the proposed dwellings and in accordance with Policy EN1 of the 
adopted South Kesteven Core Strategy (July 2010).

8 Before the development hereby permitted is commenced, details of hard landscaping 
works shall have been submitted to and approved in writing by the Local Planning 
Authority. Details shall include:

i. proposed finished levels and contours; 
ii. car parking layouts; 
iii. other vehicle and pedestrian access and circulation areas; 
iv. hard surfacing extent and materials; 
v. any bin storage areas or structures 

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 any construction work above ground is commenced, details of any 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; 

Reason: 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).

10 Before the installation of any of the new external windows and/or doors hereby 
consented, full details of all proposed joinery works for those windows/doors, 
including 1:20 sample elevations and 1:1 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).

11 Before the rainwater goods are installed details shall be submitted to the local 
planning authority of the type of rainwater goods to be installed on the building/s and 
the means of fixing the goods to the building.  Only such type of rainwater goods and 
fixings as may be approved writing shall be used on the building.

Reason: To ensure that the type of rainwater goods and their means of being 
secured to the building are appropriate for the context.  Only such type rainwater 
goods and fixings as may be approved in writing shall be installed on the building.
 

12 The development shall be carried out in accordance with the recommendations set 
out in the Protected Species & Bat Survey Report (received 24 October 2018.

Reason: To ensure that the conversion works to the existing barn are carried out in a 
way that minimises the impact on local wildlife found in the area.

13 Those parts of the existing building as shown on the submitted drawings shall be 
retained in place at all times and this permission shall not be implemented unless the 
said parts are existing in situ at the time of implementation, and in the event that any 
of the said parts either collapse or are destroyed or removed for any reason during 
the carrying out of the works authorised hereby, then no further works shall be 
undertaken without the express consent of the District Planning Authority.

Reason: To ensure the preservation of the buildings which are considered to be 
worthy of retention and conversion to an alternative use because of its/their 
importance as an examples of traditional buildings that make an important 
contribution to the distinctiveness of the District and in accordance with the NPPF 
and Policy EN1 of the South Kesteven Core Strategy.

14 Prior to the commencement of any works of demolition and rebuilding authorised by 
this permission, the person/s undertaking the works shall take such measures as 
may be necessary to secure the stability of the parts of the buildings, or adjacent 
buildings, which are to be retained.

Reason: To ensure the preservation of the building is considered to be worthy of 
retention and conversion to an alternative use because of its importance as an 
examples of traditional buildings that make an important contribution to the 
distinctiveness of the District.

15 Any raking and out and re-pointing of the masonry walls shall be undertaken using 
hand tools only and a lime rich mortar, unless the local planning authority to the use 
of mechanical means of raking out.

Reason: To ensure that no unnecessary damage is caused to the fabric of the 
building by the use of inappropriate mechanical means of raking out.



Any pointing of new masonry/stonework or repointing of masonry/stonework shall be 
carried out using a lime based mortar only.

Reason: To preserve the character of the building and its context.

16 The roof lights to be installed in the building shall be of a 'conservation' type, details 
of which shall be submitted to the Local Planning Authority prior to installation.  Only 
such details as may be approved in writing shall be used in the approved works of 
conversion.

Reason: To ensure that the type of rooflight installed is in-keeping with the character 
and appearance of the building being converted.

17 Before completion of the development, a plan clearly showing the extent of the 
residential curtilage shall be submitted to and approved by the Local Planning 
Authority.

Reason: To ensure that the residential curtilage is restricted so as to preserve the 
character and appearance of the local amenity in accordance with Policy EN1 of the 
Core Strategy.

Before the Development is Occupied

18 Before any part of the development hereby permitted is brought into use, the 
external surfaces 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).

19 Before any part of the development hereby permitted is brought into use, the works 
to provide the surface and foul water drainage shall have been completed in 
accordance with the approved details.

Reason: To ensure the provision of satisfactory surface and foul water drainage is 
provided in accordance with Policy EN2 of the adopted South Kesteven Core 
Strategy (July 2010).

20 Before any part of the development hereby permitted is brought into use, the works 
to provide the boundary treatments shall have been completed in accordance with 
the approved boundary treatment scheme. 

Reason: To provide a satisfactory appearance to any boundary treatments and by 
screening rear gardens from public view, in the interests of the privacy and amenity 
of the occupants of the proposed dwellings and in accordance with Policy EN1 of the 
adopted South Kesteven Core Strategy (July 2010).



21 Before any part of the development hereby permitted is brought into use, all hard 
landscape works shall have been carried out in accordance with the approved hard 
landscaping details. 

Reason: Hard 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).

22 Before the part of the building being altered is first brought into use, the joinery works 
for all windows and doors shall have been completed in accordance with the 
approved joinery details.
 
Reason: To ensure the satisfactory preservation of the building and in accordance 
with Policy EN1 of the adopted South Kesteven Core Strategy (July 2010).

23 Before any part of the development hereby permitted is brought into use, all 
rainwater goods shall have been installed out in accordance with the approved 
details.

Reason: To ensure that the type of rainwater goods and their means of being 
secured to the building are appropriate for the context.  Only such type rainwater 
goods and fixings as may be approved in writing shall be installed on the building.

Ongoing Conditions

24 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 property 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 preserve the character of the building and its context and to safeguard 
the amenities of the occupiers of nearby properties.

25 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 outbuilding 
other than those expressly authorised by this permission shall be erected out without 
Planning Permission first having been granted by the Local Planning Authority.

Reason: To preserve the character of the building and its context and to safeguard 
the amenities of the occupiers of nearby properties.

26 Notwithstanding the provisions of Schedule 2, Part 2, 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 fence, gate 
or wall, other than those expressly authorised by this permission shall be erected out 



without Planning Permission first having been granted by the Local Planning 
Authority.

Reason: To preserve the character of the building and its context and to safeguard 
the amenities of the occupiers of nearby properties.

27 No chimneys or flues shall be installed on the building other than those shown on the 
approved drawings without the express consent of the Local Planning Authority.

Reason: To ensure that any additional chimneys and/or flues do not compromise the 
character or appearance of the building.

28 The development shall be occupied strictly in accordance with the approved plans 
which define the residential curtilage.

Reason: So as to restrict the residential curtilage to a defined area so as to preserve 
the character and appearance of the local amenity in accordance with Policy EN1 of 
the Core Strategy.

29 The hayloft/stable block and associated land and paddocks shall be used only for 
domestic purposes associated with the occupiers of the hereby approved barn 
conversion and shall not be used for commercial purposes.

Reason: To define the permission and for the avoidance of doubt

30 Within a period of five years from the first occupation of the final dwelling/unit of the 
development hereby permitted, any trees or plants provided as part of the approved 
soft landscaping scheme, die or become, in the opinion of the Local Planning 
Authority, seriously damaged or defective, shall be replaced in the first planting 
season following any such loss with a specimen of the same size and species as 
was approved in condition above unless otherwise agreed by the Local Planning 
Authority. 

Reason: To ensure the provision, establishment and maintenance of a reasonable 
standard of landscape in accordance with the approved designs.

Standard Note(s) to Applicant:

 1 Consideration should be given to the storage and disposal of horse manure.

Whilst the regulations as set down by the Environment Protection Act 1990 apply to 
commercial premises consideration should be given to applying the same standards 
as this will help to prevent pollution of the environment and public nuisance.

2 Please contact the Lincolnshire County Council Streetworks and Permitting Team on 
01522 782070 to discuss any proposed statutory utility connections and any other 
works which will be required within the public highway in association with the 
development permitted under this consent. This will enable Lincolnshire County 
Council to assist in the coordination and timings of these works.



 

Financial Implications reviewed by: Not applicable

Legal Implications reviewed by: Not applicable
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Block Plan (zoomed in view)



Barn conversion -Existing floor plan

Barn Conversion – Existing Elevations



Barn Conversion – Proposed Ground Floor Plan

Barn Conversion – Proposed First Floor Plan



Barn Conversion – Proposed Elevations 1

Barn Conversion – Proposed Elevations 2



Hay Barn and Stables – Floor Plans

Hay Barn and Stables – Elevations 1



Hay Barn and Stables – Elevations 2


