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S19/1215
Proposal: Demolition of existing cottage and erection of detached two storey 

dwelling and garage.
Location: 20 Low Road, Manthorpe, Lincolnshire, NG31 8NQ  
Applicant: Belton Bottomry Ltd, 7 Maplewood Close, Grantham, Lincolnshire, 

NG31 8GY
Agent:
Application Type: Full Planning Permission
Reason for Referral to 
Committee:

Request by Cllr Ian Stokes on the grounds that the design of the 
proposal is out of keeping with the character of the area and would 
have a harmful impact on the Conservation Area.

Key Issues: Impact on the Conservation Area
Impact on nearby Listed Buildings
Impact on Neighbouring Properties

Technical Documents: Heritage Impact Assessment
Structural Survey

Report Author

Graham Northern, Development Management Planner

 01476 406080

 g.northern@southkesteven.gov.uk

Corporate Priority: Decision type: Wards:

Growth Regulatory Peascliffe & Ridgeway

Reviewed by: Sylvia Bland, Head of Development Management 17 December 2019

Recommendation (s) to the decision maker (s)

That the application is approved conditionally

http://moderngov.southkesteven.gov.uk/mgMemberIndex.aspx?bcr=1
https://twitter.com/intent/tweet?text=Meeting%20agenda%20@southkesteven
http://www.linkedin.com/shareArticle?mini=true&url=http://moderngov.southkesteven.gov.uk/mgWhatsNew.aspx?bcr=1
http://facebook.com/sharer/sharer.php?u=http://moderngov.southkesteven.gov.uk/mgWhatsNew.aspx?bcr=1
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1 Description of Site

1.1 The property is located to the western side of Low Road in Manthorpe which is situated 
1.5 miles to the north east of Grantham.

1.2 The site relates to a red brick/stone cottage with a pantile roof. The existing property has 
an eaves height of 3.4 metres with the ridge of the roof at 6.98 metres. The dwelling is 
located to the very south east corner of the plot. The dwelling is one and half storeys with 
three pitched dormers to the front roof slope. To the frontage of the side garden lies a 
small stone wall 700 mm in height with hedgerow above which runs along the back of the 
footpath, the wall continues in front of the dwelling at a lesser height. 

1.3 The Manthorpe Conservation Area Appraisal (2007) does not refer to the property 
however it does identify the wall on the application site frontage to the north of the dwelling 
as being an important traditional roadside wall.  

1.4 The property does not have an existing vehicular access however a gravel track is located 
to the southern side which forms a public footpath.

1.5 There are two storey properties situated to either side of the application site. A similar 
scale stone building lies immediately opposite on Low Road.

1.6 The application site is located within the Manthorpe Conservation Area. The dwelling is 
not a designated Listed Building, however, there are Listed Buildings located nearby which 
are;

 16 & 17 High Road, Manthorpe (Grade II)  

 35 Low Road, Manthorpe (Grade II)  

 Old Reading Room, Low Road, Manthorpe (Grade II)  

2 Description of Proposal

2.1 The proposals seek to demolish the existing dwelling and replace it with a new dwelling of 
a similar design. The proposed replacement dwelling would of a similar style to that 
existing but would include an additional two-storey element, orientated gable-on the road.  
It would be constructed of materials similar to those of the existing cottage, with red facing 
brick and clay pantiles. 

2.2 A detached, double garage would be erected on the garden to the north and access to the 
garage would necessitate the formation of a new opening in the existing stone wall on the 
property frontage. The proposal would have an eaves height of 3.9 metres and the ridge 
height would be the same at 6.98 metres. The proposals also include the walling returning 
into the site at the access point with 1.2 metres of wall length to either side of the access.

2.3 The submission is supported by a structural engineer's report which outlines that the 
existing dwelling has no foundations and has been subject to lateral movement which has 
not been prevented by previous measures. Due to the extent of structural remedial works 



required the structural survey concludes that the building is not suitable for habitation in its 
current condition and that repair would be uneconomical.

2.4 A previous application for house in garden of 20 Low Road reference S18/0594 was 
refused and dismissed at appeal by the Planning Inspector. The Inspector considered that 
the proposal would fill the majority of the gap between 20 Low Road and Glenfield House 
and as such would result in the loss of a space that provides a transition between close 
knit development and more spacious developments, making the variation between the two 
less noticeable. 

2.5 The Inspector also considered the loss of the wall to the front would diminish the enclosing 
effect it has on the street scene and would add to the impact and as such the proposals 
failed to preserve the character of the conservation area.

2.6 The proposals put forward a new access which opens the wall however the return around 
the visibility of the access adds additional walling and reduces the loss of enclosure 
created by the opening. The garage is a single storey structure of much smaller size and 
set back into the site and as such it retains the visible space and separation the Inspector 
refered to.

3 Relevant History

Reference Proposal Decision Date
S18/0598 Extension to dwelling Approved 

Conditionally 
19/07/2018

S18/0594 Erection of dwelling and formation of 
access

Appeal 
Dismissed 

14/02/2019

4 Policy Considerations

4.1 National Planning Policy Framework (NPPF)
Section 5 - Delivering a sufficient supply of homes
Section 16 - Conserving and enhancing the historic environment

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

5 Representations Received

5.1 Environmental Protection Services (SKDC)
5.1.1 No objections



5.2 Parish Council
5.2.1 The Parish Council objects on the grounds of the loss of an area of important stone 

walling and the impact of the proposals on the Conservation Area and surrounding Listed 
buildings. They also consider the proposals will lead to a loss of light and aspect for 
surrounding properties.

5.3 LCC Highways & SuDS Support
5.3.1 No objections

5.4 Historic Buildings Advisor (SKDC)
5.4.1 It is considered that the proposal would result in harm the Manthorpe Conservation Area 

by removing an unlisted former Belton Estate worker's cottage.   However, the degree of 
harm is considered to be less than substantial, as subject to satisfactory details required 
by conditions of approval, the proposed replacement dwelling will preserve the character 
and appearance of the Conservation Area by replicating, so far as modern Building 
Regulation requirements permit, the style of the existing cottage.

5.4.2 The structural report outlines the dwelling is in a poor and vacant state and uneconomical 
to repair as such demolition is justified. The replacement dwelling brings about the benefit 
of a habitable dwelling which is considered to offset the less than substantial harm.

5.4.3 The proposed development would not have an adverse impact on the setting of nearby 
Listed buildings.

5.4.4 The Inspector who determined the appeal against the refusal of permission for a new 
dwelling on the side garden to the north of the application Cottage concluded that the 
setting of nearby Listed buildings would not be harmed by that development.

6 Representations as a Result of Publicity

6.1 This application has been advertised in accordance with the Council's Statement of 
Community Involvement and 4 letters of representation have been received.  The points 
raised can be summarised as follows:

1. Consideration should be given to restoration of the existing property.
2. Position of rear garage wall close to adjacent property will reduce natural light.

7 Evaluation

7.1 Principle of the Development

7.1.1 The application property is in Manthorpe, a small hamlet immediately adjacent to the built 
form of Grantham. It can, therefore, be regarded as part of Grantham and the relevant 
policies for residential development in this location are SP1, and EN1. 

7.1.2 Policy SP1 states that all new development should be focused upon Grantham to support 
and strengthen its role as a Sub-Regional Centre. Policy EN1 of the adopted Core 
Strategy states that development must be appropriate to the character and significant 



natural, historic and cultural attributes and features of the landscape within which it is 
situated, and contribute to its conservation, enhancement or restoration. Policy SP1 is 
clear that new development should be on brownfield and appropriate greenfield sites.

7.1.3 Given the proposals are to replace an existing residential property the principle of 
residential development is established and considered acceptable subject to consideration 
of other criteria below.

7.2 Impact on the Conservation Area

7.2.1 Core Strategy Policy EN1 of the adopted Core Strategy states that planning permission 
will be granted provided that the proposal reflects the character of the area and the 
existing property in terms of design and materials.

7.2.2 The site lies within the designated Conservation Area for Manthorpe. The Local Planning 
Authority has a general duty to give special attention to the desirability of preserving or 
enhancing the character or appearance of Conservation areas section 72 of the Planning 
(Listed Buildings and Conservation Areas) Act 1990 (the 'Act').

7.2.3 Furthermore, the importance of considering the impact of development on the significance 
of designated heritage assets is expressed in the National Planning Policy Framework 
(NPPF). The NPPF advises that development and alterations to designated assets and 
their settings can cause harm. These policies ensure the protection and enhancement of 
the historic buildings and environments. Proposals that preserve those elements of the 
setting that make a positive contribution to or better reveal the significance should be 
treated favourably.

7.2.4 It is considered that the proposal would result in harm the Manthorpe Conservation Area 
by removing an unlisted former Belton Estate worker's cottage.   However, the degree of 
harm is considered to be less than substantial, as subject to satisfactory details required 
by conditions of approval, the proposed replacement dwelling will preserve the character 
and appearance of the Conservation Area by replicating, so far as modern Building 
Regulation requirements permit, the style of the existing cottage. The proposals would 
seek to replicate the existing materials in the form of red brickwork and clay pantile 
roofing. The ridge height is retained with the eaves raised by 500 mm to facilitate greater 
head height within the roof. 

7.2.5 The proposals will result in the creation of a new access opening in the frontage stone wall 
and to offset the loss of the wall, the applicant proposes to return the wall into the site 
around the visibility splay of the access, which is considered to offset the loss of stone 
walling and is welcomed by the Council’s Conservation Officer.

7.2.6 The garage is set back from the site frontage which gives a greater perception of 
separation and space and was an issue the inspector raised when dismissing the 
application for a new dwelling between 20 Low Road and Glenfield House.

7.2.7 The harm to the Conservation are is less than substantial and the public benefit of a 
replacement habitable dwelling of a design that is appropriate outweighs the harm caused. 
The proposal is considered to preserve the character of the Conservation area and as 



such is in accordance with Section 72 of the Planning Act, Core Strategy Policy EN1 and 
the NPPF.

7.3 Impact on Nearby Listed Buildings

7.3.1 Core Strategy policy EN1 states that development must be appropriate to the character 
and significant natural, historic and cultural attributes and features of the landscape within 
which it is situated, and contribute to its conservation, enhancement or restoration.

7.3.2 The Local Planning Authority is required to ensure that special regard to preserving the 
Listed Buildings and their settings in relation to Section 66 of the Planning (Listed 
Buildings and Conservation Areas) Act 1990 (the 'Act'). No harm should be caused with 
the historical assets and their surroundings requiring to be preserved or enhanced. 

7.3.3 Furthermore, the importance of considering the impact of development on the significance 
of designated heritage assets is expressed in the National Planning Policy Framework 
(NPPF). The NPPF advises that development and alterations to designated assets and 
their settings can cause harm. These policies ensure the protection and enhancement of 
the historic buildings and environments. Proposals that preserve those elements of the 
setting that make a positive contribution to or better reveal the significance should be 
treated favourably.

7.3.4 Although the application building is not Listed itself, there are several Grade II listed 
buildings adjacent and nearby. The Inspector who determined the appeal against the 
refusal of permission for a new dwelling on the side garden to the north of the application 
Cottage concluded that the setting of nearby Listed buildings would not be harmed by that 
development and thus it is logical that a replacement dwelling of the same height, material 
and design would not result in harm to surrounding listed assets. 

7.3.5 The proposed development would preserve the setting of nearby Listed buildings and is 
considered to accord with Section 66 of the Act, Core Strategy Policy EN1 and the NPPF.

7.4 Impact on the Neighbouring Properties

7.4.1 The NPPF states as one of its core principles that planning should always seek to secure 
high quality design and a good standard of amenity for all existing and future occupants of 
land and buildings. Policy EN1 of the Core Strategy states that development proposals 
should be assessed in relation to visual intrusion.

7.4.2 The proposal replaces an existing dwelling and is positioned on a similar siting to that of 
the previous property, albeit orientated parallel to the highway rather than at a slight angle. 
The proposals incorporate a side two storey gable which extends the built footprint above 
that of the existing dwelling to provide additional living accommodation with an open plan 
kitchen dining room at ground floor and two bedrooms with en-suite at first floor level. 

7.4.3 The proposed dwelling retains an acceptable level of separation to nearby properties and 
whilst the two-storey section to the side projects back into the site this looks over an open 
garden area to the side of 16 High Road. The height of the property proposed is 
additionally the same as the ridge height which presently exists.



7.4.4 Due to the design of the dwelling, the location of windows and the relationship with the 
surrounding properties the proposed dwelling will have no significant impact on residential 
amenities in terms of loss of light, privacy or being overbearing and dominant on the 
existing dwellings.

7.4.5 The front elevation is orientated parallel to the road at a similar position to that of the 
existing dwelling and bearing in mind that a two storey side extension has previously been 
granted under application reference S18/0598 the proposals present additional built form 
which has adequate level of separation to surrounding residential properties and as such 
is not considered to impact significantly on residential amenity.

7.4.6 The proposed garage is set back into the site and of a much lesser scale and footprint to 
the proposed dwelling which was refused and dismissed at appeal in the gap between 20 
Low Road and Glenfield House. The proposed garage is set 1 metre from the side 
boundary with Glenfield House and of single storey scale as such it is not considered to 
result in any significant detrimental impact on amenity. The proposal as such is considered 
to accord with policy EN1 of the Core Strategy.

7.5 Highway Issues

7.5.1 The proposals create a new access into the site and provide the provision of a detached 
garage for parking. Sufficient space is also accommodated for manoeuvring which will 
allow vehicles to turn within the site and leave in a forward gear. The proposals have 
raised no objection from the Local Highway Authority.

7.5.2 The proposal is therefore considered to accord with paragraph 109 of the NPPF.

8 Crime and Disorder

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

9 Human Rights Implications

9.1 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.

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



10 Conclusion

10.1 The existing dwelling is proposed for demolition due to its present structural condition that 
renders it uneconomical to repair. Whilst this has an impact on the Conservation Area, the 
heritage impact of demolition is considered to be less than substantial as such the positive 
benefit of the creation of a more habitable dwelling of a similar design is considered to 
preserve the character of the Conservation Area and preserve on the setting of Listed 
Buildings. The proposals are not considered to result in any significant detrimental impact 
to residential amenity or highway and are therefore considered in accordance with the 
NPPF and policy EN1 of the Core Strategy and approval is recommended.

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. Drawing Number AS2019 01, SIte Location Plan and Cross Section
ii. Drawing Block Plan dated 13/12/2019 with frontage wall return.
iii. Drawing Number AS2019 02, Ground and First Floor plans
iv.       Drawing Number AS2019 03, Elevation Plans
v.        Drawing Number AS2019 04, Garage Plans

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 works on the external elevations for the building(s) 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 construction of any building hereby permitted is commenced, the land on 
which that building is situated shall have been graded in accordance with the 
approved land levels details. 

Reason: In the interests of the visual amenities of the area and in accordance with 
Policy EN1 of the adopted South Kesteven Core Strategy (July 2010).

5 Before the development hereby permitted is commenced, plans showing the existing 
and proposed land levels of the site including [site sections, spot heights, contours 
and the finished floor levels of all buildings] with reference to [neighbouring 
properties/an off-site datum point] shall have been submitted to and approved in 
writing by the Local Planning Authority.

Reason: In the interests of the visual amenities of the area and in accordance with 
Policy EN1 of the adopted South Kesteven Core Strategy (July 2010).

6 Prior to any demolition works the existing building shall be historically recorded in 
accordance with Level 3 of Historic England's guidance on building recording and a 
copy of the resultant survey deposited with the Local Planning Authority and the 
Historic Environment Red (HER). The details of the report shall then be agreed 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

During Building Works

Before the Development is Occupied

7 Before the part of the building being altered is first occupied/brought into use, the 
joinery and rainwater works shall have been completed in accordance with the 
approved 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).

8 Before the installation of any of the new external windows, rainwater goods and/or 
doors hereby consented, full details of all proposed joinery works for those 
windows/doors/ rainwater goods, 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).

9 Before any part of the development hereby permitted is occupied/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).

10 Before any part of the development hereby permitted is occupied/brought into use, 
the means of vehicular access shall have been constructed in accordance with the 
Block Plan dated 13/12/2019 . 

Reason: To ensure that vehicles can enter and leave the site in a safe manner In the 
interests of highway safety.

Ongoing Conditions

11 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 safeguard the amenities of the occupiers of nearby properties.

Standard Note(s) to Applicant:

1 Your attention is drawn to the attached note relating to demolition and the 
requirements of The Building Act.

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

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

Financial Implications reviewed by: Not applicable

Legal Implications reviewed by: Not applicable



Block Plan



Comparison Eaves Existing and Proposed

Proposed Elevations


