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S19/0271 and S19/0272 Dial Cottage, Main Street, Belton, NG32 2LW

1

Description of Site

1.1

Dial Cottage is a Grade II listed former Belton Estate workers cottage in the Jacobean revival
style with distinctive 'Dutch' gables that was erected in 1849. It was designed by Anthony
Salvin, a renowned Victorian architect who was involved in the design of Harlaxton Manor
and several buildings on the Belton Estate.

1.2

The property is prominently located at the northern end of the village and is the first house
on the eastern side of Main Street when entering the village. The dwelling is small in
footprint, 1 ½ storeys in height with feature windows and a central feature chimney. To the
norther side of the dwelling is a more modern extension that runs from forward of the main
dwelling along the side and to the rear of the main dwelling with a flat roof.

1.3

The property was Listed in 1979 when, unfortunately, it had already had a flat-roofed
addition at the northern end. This addition is of uncertain age. C19 maps appear to show
a building in this position and it may be that what exists now are the walls of a former more
substantial structure. However, whatever its age, in its current form the extension is
considered to not only detract from the appearance of the building itself but also the Belton
Conservation Area given its prominent siting when entering the village.

2

Description of proposal

2.1

The proposals involve the demolition of the flat roofed side extension and its replacement
with one that would be slightly set back from the front wall of the original cottage and appear
as a separate entity only tenuously linked to it through the use of a glazed panels. A further
extension would return at right angles to the replacement and be parallel with the main listed
cottage. This would create a courtyard enclosed on three sides at the rear of the original
cottage with the open section to the south. There would be a basement level beneath the
parallel extension providing additional subterranean floorspace.

2.2

The currently blocked original entrance door in the porch on the rear, western side of the
building would be reinstated as an entrance with removal of the stone and window. Details
of new door have been submitted and are considered to be acceptable.

2.3

The materials are Clipsham Limestone for the replacement addition at the northern end of
the dwelling and use of oak and stone for the new rear extension.

3

Relevant history

3.1

None relevant

4

Policy considerations

4.1

SKDC Local Plan 2011 - 2036
Policy DE1 - Promoting Good Quality Design
Policy SD1 - The Principles of Sustainable Development in South Kesteven

Policy EN6 - The Historic Environment
4.2

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

5

Representations received

5.1
5.1.1

Belton and Manthorpe Parish Council
Original comments (March 2020)
The council me generally approving concerning the materials and construction of the
proposed extension, which appear sympathetic to the existing and surrounding properties
in the conservation Area of Belton.
However, concerns have been raised as to the size of the extension, in relation to the size
of the existing cottage and the width of the plot.
1) The council have received comments from Belton villagers and councillors, that the
east elevation drawing does not show the pitched roof of the rear extension. The
drawing is not therefore an accurate representation of what the proposed property will
look like.
2) Also in relation to the pitched roof extension, one gable (north) is a slated verge and
the other (south) a hipped roof. This is a fundamental mismatch, and neither is in
keeping with the existing, which has parapet gables. we believe the new construction,
whilst it cannot exactly match the existing, should at least be in keeping/of a similar
design.
3) We are conceded that the proposed boundary wall, which is 3.1 metres high will
overwhelm the views from the north, west and south (especially on Washdyke Lane)
and is in addition, not in keeping with the wall to the south of Washdyke Lane, which is
a dry stone wall of approximately 1.5 metres in height.
4) Another villager has referred to the number of uplighters, illuminating the exterior. The
immediate area, whilst it has some streetlights, is not excessively lit and there is a
concern that this will cause extra light pollution.

5.1.2

Revised comments (August 2020)
The Parish Council do not have any objections, in principle to this, amended, application.
However, A few years ago a property in Washdyke Lane was renovated. The result was
absolute mayhem on the Main Street with contractor's vehicles parked on both sides of the
road resulting in complaints from residents.
Washdyke Lane was also seriously compromised with delivery trucks and skip lorries a
constant nuisance. This went on for five months and it is expected this development to take
all of that and more.

To this end, the Parish Council would request that conditions be incorporated into the
decision, for all parking of contractor vehicles, skips and materials to be kept within the
ample sized plot they have, at Dial Cottage, so keeping disruption in the village to a
minimum, and that all access for site clearing and excavation is to be from the north and
east of the property, NOT from Washdyke Lane, which is not to be used for heavy vehicles
or any parking and it not to be obstructed in any way, 24 hours per day.
5.2
5.2.1

Historic England
On the basis of the information available to date, we do not wish to offer any comments.
We suggest that you seek the views of your specialist conservation and archaeological
advisers, as relevant.

5.3
5.3.1

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

5.4
5.4.1

SKDC Conservation Officer
Dial Cottage is a Grade II listed former Belton Estate workers cottage in the Jacobean
revival style with distinctive ‘Dutch’ gables that was erected in 1849. It was designed by
Anthony Salvin, a renowned Victorian architect who was involved in the design of
Harlaxton Manor and several buildings on the Belton Estate.

5.4.2

The property is prominently located at the northern end of the village and is the first and
last house on the eastern side of the Main Street, depending whether one is entering or
leaving the village The property was Listed in 1979 when, unfortunately, it had already had
a flat-roofed addition at the northern end. This addition is of uncertain age. C19 maps
appear to show a building in this position and it may be that what exists now are the walls
of a former more substantial structure. However, whatever its age, in its current form it not
only detracts from the appearance of the building itself but also the Belton Conservation. It
was clearly designed with little regard to the character or appearance of the principal
Listed building or the street scene. A more unsympathetic addition is difficult to envisage.

5.4.3

The proposals involve the demolition of the ugly extension and its replacement with one
that would be slightly set back from the front wall of the original cottage and appear as a
separate entity only tenuously linked to it through the use of a glazed panels. A further
extension would return at right angles to the replacement and be parallel with the listed
cottage. This would create a courtyard enclosed on three sides at the rear of the original
cottage with the open section to the south. There would be a basement beneath the
parallel range providing additional floorspace.

5.4.4

The currently blocked original entrance door in the porch on the rear, western side of the
building would be reinstated as an entrance with removal of the stone and window. Details
of new door in historic style have been submitted and are acceptable.

5.4.5

The materials are Clipsham Limestone for the replacement addition at the northern end of
the building and Oak and stone for the extension. Alterations to the Listed building would
involve reinstatement of an entrance door in the, at present, blocked-up porch and some
minor internal remodelling.

5.4.6

I acknowledge that the extent of the extensions proposed in this instances are probably
greater than might normally be considered acceptable, in my opinion, the overall scheme
results in an overall enhancement of both the setting of the listed building itself and the
street scene of this part of the Belton Conservation Area.
If the applications are to be approved, I would suggest that conditions be imposed requiring
samples of materials for the external surfaces to be approved

5.5
5.5.1

National Trust
Original comments (March 2020)
Dial Cottage is a small ‘lodge building’ designed to flag up the existence of a much larger
house and access to it. In order to impress the passer-by/visitor with the wealth and status
of the Brownlow family, the lodge has a ‘polite’ neo-Jacobean style. Other lodge buildings
on the estate are similar in concept. It is possible to add to small buildings but not to any
significant degree i.e. such that the visual dominance of the original building is diminished.
The Trust’s concerns with the current proposals relate to two key elements – scale and
style.
The Trust welcomes the proposal to remove the existing front elevation at Dial Cottage
and to create a new stone extension which is set back from the original lodge but
connected to it via a glazed link. It does not object to this element of the scheme.
Whilst it recognises that the proposed ‘return extension’ to the west is set away from the
lodge, the Trust considers that this element of the proposals is inappropriate. This brings
into question whether the property is a ‘good fit’ with the needs of the present owner.
Someone desirous of a three bedroomed property with en suite bathrooms and dressing
rooms, a large kitchen diner, a living room and a sun room would be best advised not to
purchase a small, listed, building with a covenant in favour of the National Trust without
first contacting the Trust to discuss their living requirements.
The Trust cannot support development on the proposed scale. The owner is therefore
advised to reconsider her requirements in terms of accommodation space.
As proposed the new additions appear to be a mix of ‘classical’ styling, as in the
fenestration on the proposed sun room, and a more ‘rustic’ style, as in the proposed car
port, neither of which, in the Trust’s opinion, are in harmony with the original Jacobean
architecture; nor do these two styles sit easily alongside each other. A simple, plain
contemporary approach may work better here i.e. something that does not refer to a
classical element, such as an orangery, nor to a rustic structure such as a cart shelter.
It must be noted that the Trust’s covenant extends to any proposals for a new boundary
and that the Trust would not be supportive of a stone wall replacing the existing hedge.
The Trust also has concerns over the amount of proposed external lighting as, in the
Trust’s opinion, this is too great for a rural/semi-rural setting.

5.5.2

Revised comments (September 2020, following receipt of revised plans and a joint
meeting on site in July 2020)
We welcome the removal of the front extension as this will improve the view on approach to
the village from the north and views of Dial Cottage from the roadside and looking towards
the property from the south. It is noted that the proposed replacement linking structure is
slightly shorter than the existing garage/utility extension.
The reduction in size of new build from the initial proposals, which incorporated a further
sunroom extension and car port, is appreciated. Likewise, the adoption throughout of a
contemporary design with simple detailing and a restricted palette of materials is welcomed.
As shown on the visualisation titled South Elevation, views into the property from the public
road appear to be restricted. The use of the lightly framed, extensively glazed link corridor
with stone wall behind, suggests that the visual impression will be one of a walled courtyard.
The success of this will depend upon the glazed link being constructed as shown i.e. with
relatively little framing and very large sections of glazing.
Further details proposed to be provided through suitable planning conditions to include
details of glazing frames and section profiles, detailed plans of proposed door and samples
of proposed materials and finishes.

5.6
5.6.1

Heritage Lincolnshire
We have no further archaeological comment in respect of the amended plans (no
archaeological requirement).

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 two letters of representation have been received. The points
raised can be summarised as follows:
1.
2.
3.
4.
5.

The new proposed boundary wall of 3.1 metres in hight is not appropriate to the
surrounding landscape;
The proposed wall will give the property a 'walled-in' look this is out of keeping with all
the other properties in the village;
The proposed exterior lighting appears excessive and beyond levels required to fulfil
its purpose;
The proposed lights are not in keeping and is likely to cause light pollution; and
If there are to be flood lights they need to be attached to the property and motion
detected

7

Evaluation

7.1

Principle of development

7.1.1

This proposal is considered to be acceptable in principle and in accordance with Policy
SD1 (Presumption in Favour of Sustainable Development) of the adopted Local Plan
subject to assessment against site specific criteria. These include the impact of the

proposal on the character or appearance of the area, impact on the residential amenities
of neighbouring occupiers, and impact on highway safety, which are discussed in turn as
follows.
7.2

Impact on the character and appearance of the area

7.2.1

Policy DE1 (Promoting Good Quality Design) of the adopted Local Plan states (amongst
other criteria) that to ensure high quality design is achieved throughout the District, all
development proposals will be expected to make a positive contribution to local
distinctiveness vernacular and character of the area. Proposals should reinforce local
identity and not have an adverse impact on the streetscene, settlement pattern or the
landscape / townscape character of the surrounding area. Proposals should be of an
appropriate scale, density, massing, height and material, given the context of the area.
Part 12 of the NPPF (Achieving well-designed places) states that good design is a key
aspect of sustainable development and new development should be visually attractive as
a result of good architecture and appropriate landscaping.

7.2.2

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.

7.2.3

The Local Planning Authority is required to ensure that with respect to any buildings or
other land in a conservation area, special attention shall be paid to the desirability of
preserving or enhancing the character or appearance of that area, through the Planning
(Listed Buildings and Conservation Areas) Act 1990 at Section 72.

7.2.4

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.

7.2.5

Policy EN6 (The Historic Environment) states amongst other criteria that the Council will
seek to protect and enhance heritage assets and their settings, in keeping with the policies
in the National Planning Policy Framework. Proposals will be expected to take into
account the Conservation Area Appraisals, where these have been adopted by the
Council.

7.2.6

Concerns were raised regarding the scale of the original proposal from the National Trust
and the Parish Council. Through discussions with the agent new amended plans were
submitted.

7.2.7

The proposed development is considerable in scale; however, the extension would be
significantly screened from each direction other than through the access point to the
property. The screening is provided by vegetation and existing boundary treatments.

Furthermore, the curtilage of Dial Cottage is substantial to the west so the site itself is not
considered to be overdeveloped to the extent of appearing cramped. Therefore, because
the proposal would be single storey and well screened by vegetation it would not appear
unduly prominent or uncharacteristic in this context.
7.2.8

The demolition of the existing flat roof extension and its replacement with one that would
be slightly set back from the front wall of the original cottage (significantly back from the
existing flat roofed extension) and appear as a separate entity only tenuously linked to it
through the use of a glazed panels is welcomed and considered to be a significant
improvement on the existing extension both through its scale and appearance and through
being set back to allow the existing frontage of the main dwelling to be read more clearly
in the street scene.

7.2.9

A further extension would return at right angles to the replacement and be parallel with the
listed cottage. This would create a courtyard enclosed on three sides at the rear of the
original cottage with the open section to the south. There would be a basement beneath
the parallel extension providing additional floorspace. This element of the extension
matches the appearance of the main dwelling through matching gables and siting of a
prominent chimney to the northern gable end elevation. The previous car port has been
removed from this part of the extension and instead replaced with a garden wall feature
and timber gates providing access to the rear garden and enclosed parking.

7.2.10 Alterations to the Listed building would involve reinstatement of an entrance door in the, at
present, blocked-up porch and some minor internal remodelling.
7.2.11 Heritage Lincolnshire confirmed that they did not wish to offer any comments on the
application with regards to any archaeology considerations, with the basement element of
the proposal considered to be acceptable and with no further works proposed.
7.2.12 The overall scheme results in an overall enhancement of both the setting of the listed
building itself and the street scene of this part of the Belton Conservation Area.
7.2.13 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 and is considered to be an
enhancement to the existing dwelling. The development would not cause harm to Belton's
Conservation Area in accordance with the NPPF Sections 12, NPPF Section 16 and
Policy DE1 of South Kesteven Local Plan.
7.3

Impact on neighbouring residential amenity

7.3.1

Policy DE1 (Promoting Good Quality Design) of the adopted Local Plan states (amongst
other criteria) that all development proposals will be expected to ensure there is no
adverse impact on the amenity of neighbouring users in terms of noise, light pollution, loss
of privacy and loss of light and provide sufficient private amenity space, suitable to the
type and amount of development proposed. Paragraph 127 of the NPPF states that
developments should create places that are safe, inclusive and accessible and which
promote health and well-being, with a high standard of amenity for existing and future

7.3.2

users; and where crime and disorder, and the fear of crime, do not undermine the quality
of life or community cohesion and resilience.
Overlooking, Dominance and Loss of Light have all been considered with the proposal.
The site is well screened with high hedgerow. Taking into account the nature of the
proposal, small scale, and adequate separation distances, it is considered that there
would be no unacceptable adverse impact on the residential amenities of the occupiers of
adjacent properties in accordance with the NPPF Section 12, and Policy DE1 of the Local
Plan.

7.4

Highway issues

7.4.1

Paragraph 109 of the NPPF advises that development should only be prevented or
refused on transport grounds where the residual cumulative impacts of development are
severe.

7.4.2
The proposal would result in adequate access, parking and turning facilities and would not
have an unacceptable adverse impact on highway safety in accordance with the NPPF
Section 9.

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

10

Conclusion and Planning Balance

10.1

Taking the above into account, it is considered that the proposal is appropriate for its context
and is in accordance with the NPPF (Sections 9, 12 and 16) and Policies EN6 and DE1 of
the South Kesteven Local Plan.
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.
Location plan received 20 February 2020
ii.
Proposed block plan (08) 002 P Rev A, received 30 July 2020
iii.
Proposed elevations (08) 002 P Rev C, received 30 July 2020
iv.
External lighting plan (08) 003 P Rev A, received 30 July 2020
Unless otherwise required by another condition of this permission.
Reason: To define the permission and for the avoidance of doubt.
Before development is commenced
Materials

3

Prior to any above ground development, samples of the materials (including stone, copings,
finish to timber gates, chimney details and pea gravel) 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
Policies EN6 and DE1 of the adopted South Kesteven Local Plan
Windows and glazing

4

Prior to any above ground development, samples and details of the windows and glazing
(including glazed link corridors and frames including section profiles, confirmation and
specification of the manner in which the glazed panels will be attached to the building, full
details of all window and rooflight frames, including section profiles and details of the
proposed door) 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
Policies EN6 and DE1 of the adopted South Kesteven Local Plan
Landscaping

5

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.
ii.
iii.

planting plans, including details of the specified tree/shrub to the courtyard;
written specifications (including cultivation and other operations associated with
plant and grass establishment);
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 Policies EN3,
DE1 and OS1 of the adopted South Kesteven Local Plan.
During building works
Landscaping implementation
6

Before the end of the first planting/seeding season following the occupation/first use of any
part of the development hereby permitted, all soft landscape works shall have been carried
out in accordance with the approved soft landscaping details.
Reason: Soft landscaping and tree planting make an important contribution to the
development and its assimilation with its surroundings and in accordance with Policies EN3,
DE1 and OS1 of the adopted South Kesteven Local Plan.

Financial Implications reviewed by: Not applicable
Legal Implications reviewed by: Not applicable

Location Plan and existing elevations

Proposed plans

Proposed elevations

Proposed lighting plan

