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S21/1422 

Proposal: Demolition of existing Dutch barn and erection of a new 
house and garage and a change of use of adjacent land 
from Agricultural to Equestrian. 

Location: Land To The Rear Of The Stables, Keisby Road, Lenton 
Applicant: Simon Ainge, Simon Ainge Homes Ltd Pera Business Park 

Nottingham Road Melton Mowbray LE13 0PB 
Agent: Hayward McMullan Architects Ltd. 
Application Type: Full Planning Permission 
Reason for Referral to Committee: Major Application 
Key Issues: Principle of Development 

Impact on character and appearance 
Impact on neighbouring residential amenity 
Impact on Highways 
 

Technical Documents: Site Location Plan  
Proposed Block Plan 
Design and Access Statement 
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Ellie Sillah (Senior Planning Officer) 
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Corporate Priority: Decision type: Wards: 
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That the application is approved conditionally. 
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S21/1422 – Keisby Road, Lenton 

 



 

 
 

1 Description of Site 
 

1.1 The application site lies to the south east of the village of Lenton, to the east of New 
House Farm and The Stables. Access is gained from an existing track off Keisby Road. 
The site currently comprises an open framed Dutch barn, a mobile home, and agricultural 
land.   

 

2 Description of Proposal 
 

2.1 The application seeks planning permission for the demolition of the barn and the 

construction of a detached two storey dwelling and detached garage.  

2.2 The application also includes the change of use of a field within the site outline from 

agricultural use to equestrian use.  
 

3 Relevant History 
 

S19/1577 - Demolition of existing Dutch barn and erection of a new house and garage and 

change of use of adjacent land from Agricultural to Horticultural for growing trees, hedging 

plants and shrubs – Approved conditionally 15.5.20 (Remains extant). 

4 Policy Considerations 
 

4.1 SKDC Local Plan 2011 - 2036 

Policy DE1 - Promoting Good Quality Design  

Policy ID1 - Infrastructure for Growth  

Policy EN2 - Protecting Biodiversity and Geodiversity  

Policy SB1 - Sustainable Building  

Policy EN6 - The Historic Environment  

Policy SP1 - Spatial Strategy  

Policy SP2 - Settlement Hierarchy  

Policy SP3 - Infill Development  

Policy SP4 - Development on the Edge of Settlements  

Policy SP5 - Development in the Open Countryside  
 

4.2  National Planning Policy Framework (NPPF) 

Section 9 - Promoting sustainable transport 

Section 12 - Achieving well-designed places 
 

5 Representations Received 

5.1  

Historic Buildings 
Advisor (SKDC) 
 

No comments.  
 

5.2  

Heritage 
Lincolnshire 

Thank you for sending through the written scheme of 
investigation for archaeological monitoring and recording. The 
WSI submitted refers to S19/1577, a previous application, 
however, the archaeological requirement is the same.   
 

I can confirm that the WSI meets the requirements of this office. 
The archaeological works to be carried out in accordance with 



 

 
 

the written scheme.  
  

5.3 

Parish Council 
 

No comments received.  
 

5.4  

LCC Highways & 
SuDS Support 

With reference to the above application received 26 July 2021 
Notice is hereby given that the County Council as Local 
Highway and Lead Local Flood Authority: 
Does not wish to restrict the grant of permission. 
The proposal is for the demolition of the dutch barn and 
erection of a new house & garage and change of use to 
adjacent land from agricultural to equestrian and it does not 
have an impact on the Public Highway or Surface Water Flood 
Risk. As Lead Local Flood Authority, Lincolnshire County 
Council is required to provide a statutory planning consultation 
response with regard to drainage on all Major Applications. 
This application is classified as a Minor Application and it is 
therefore  the duty of the Local Planning Authority to consider 
the drainage proposals for this planning application. 
NO OBS 
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.  
 

5.5  

Environmental 
Protection Services 
(SKDC) 

Reference your memorandum dated 26th July 2021; 
Environmental Protection has reviewed the documents in 
respect of the above application and has the following 
comments to make: 
Previous or current agricultural use of land or buildings may 
give rise to contamination from agricultural activities such as 
slurry, machinery storage, fuel storage etc. Therefore, 
Environmental Protection would require the applicant to 
complete the following: 
The applicant should provide a screening assessment for 
review and approval of the planning authority detailing the 
previous use of the land and Dutch Barn, the agricultural 
activities that have taken place and the risk of the potential for 
contamination. 
Depending upon the results of the initial screening the 
applicant may have to proceed to a phase 1 contaminated land 
assessment.  
 

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 no letters of representation have been received.  
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 
 

7 Evaluation 
 

7.1 Principle of Development 
 

7.1.1 The principle of development for the proposed demolition of the barn and the construction 

of a dwelling on site has been established through extant permission (ref S19/1577) for 

the 'demolition of existing Dutch barn and erection of a new house and garage and change 

of use of adjacent land from Agricultural to Horticultural for growing trees, hedging plants 

and shrubs'.  

7.1.2 The current application proposes a dwelling of approximately the same footprint (albeit 

different design) with the addition of a detached garage compared with the previous 

permission.  

7.1.3 The change of use of the agricultural land is now proposed for equestrian use (rather than 

the previously approved horticultural use). The agricultural land is within the open 

countryside therefore Policy SP5 of the Local Plan is applicable.  

7.14 SP5 limits development in the open countryside to that which has an essential need to be 

located outside of the existing built form of a settlement. Equestrian use is included within 

the list of types of development that will be supported. As such, subject to site specific 

impacts, equestrian use is acceptable in principle. For the avoidance of doubt, there are 

no buildings proposed as part of the proposed equestrian use.  

7.2 Impact on the Character and Appearance of the Area 
 

7.2.1 Policy DE1 of the Local Plan requires development to make a positive contribution to the 

local distinctiveness, vernacular and character of the area. Development should reinforce 

local identity and not have an adverse impact on the streetscene. 

7.2.2 The proposed dwelling would have approximately the same footprint as previously 

approved (S19/1577). The previously approved dwelling had a contemporary design. The 

proposed dwelling is more traditional in appearance with the use of limestone for the 

elevations and slate for the roof. The windows and doors would be either anthracite PVC 

or aluminium. 

7.2.3 The dwelling is not readily visible from the public realm. In any case the proposed design 

is more in keeping with the character of the area than the more contemporary design, and 

is not considered to be harmful to the street scene or character of the area.  

7.2.4 The detached garage has been revised throughout the lifetime of the application to reduce 

the height to single storey (the original plans included accommodation to the first floor) 

and the elevation material has been amended from timber cladding to stone to be more in 

keeping with the proposed dwelling. Although the garage would increase the amount of 

built form on the site, it is considered to be in character with the dwelling and well related 

in terms of its position.  

7.2.5 The equestrian use of the existing agricultural land would not alter the visual appearance 

and would not negatively impact the character of the open countryside.  

7.2.6 With the above in mind, the proposal is considered acceptable in terms of visual impact.  

7.3 Impact on Residential Amenity 
 

7.3.1 Policy DE1 of the Local Plan seeks to ensure that new development does not result in an 

adverse impact on the amenity of neighbouring users in terms of noise, light pollution, loss 

of privacy and loss of light. Proposals should minimise crime and the fear of crime. 



 

 
 

7.3.2 Paragraph 130 of the NPPF requires development to ensure a high standard of amenity 

for existing and future users.  

7.3.3 The dwelling would be sited a minimum of 13m from the shared boundary with The 

Stables, and the single storey garage would be a minimum of 6.1m from the boundary. 

Given the separation distances and intervening boundary treatment, I do not consider that 

the proposal would have a negative impact on amenity for the occupiers of The Stables in 

terms of loss of light or overbearing impact.  

7.3.4 There is a first floor window proposed to the west elevation (facing towards The Stables) 

which would serve the landing. There are also rooflights to this elevation and a ground 

floor window. Given that the first floor window would not serve a habitable room, the 

separation distance between the proposed dwelling and The Stables, and the screening to 

the boundary from the existing trees, I do not consider the proposal would cause a loss of 

privacy for The Stables.  

7.3.5 There are no other nearby neighbouring dwellings. 

7.3.6 The proposed dwelling would have ample space to use as garden, with no overlooking. I 

therefore have no concerns in relation to amenity for future occupants.  
 

7.4 Highway issues 
 

7.4.1 Policy ID2 of the Local Plan requires all new development to apply principles to reduce the 

need for travel, maximise the use of sustainable transport modes, and ensure there would 

be no severe impact on the safety and movement of traffic on the highway network. 

7.4.2 Paragraph 111 of the NPPF directs that development should only be prevented or refused 

on highways grounds if there would be an unacceptable impact on highway safety, or the 

residual cumulative impacts on the road network would be severe.  

7.4.3 The dwelling would utilise the existing access to the site. LCC Highways have no 

objections to the proposal and considering the extant permission, have not requested any 

improvements. 

7.4.4 Following my site visit, I consider the existing access track to be acceptable and do not 

feel the proposal would have a negative impact on highways safety. For the avoidance of 

doubt, the change of use to equestrian is for personal use of the applicants (future 

occupants of the dwelling) therefore the use would not increase the number of vehicles 

using the access with no commercial use proposed.  

7.5 Ecology And Trees 

7.5.1 Policy EN2 of the Local Plan seeks to protect, conserve, and enhance biodiversity within 

the district.  

7.5.2 A Preliminary Ecological Appraisal of the land was carried out in December 2019 and 

submitted as part of application S19/1577. The survey covered great crested newts, bats, 

birds, badgers, water voles and flora and summarised the findings as follows:  

7.5.3 There are no major ecological constraints associated with the site. Precautionary 

measures and ecological enhancements are required in order to ensure legal compliance 

and no net loss to biodiversity. These are as follows:  

o  Precautionary measures for great crested newts  

o  Best practice with regards to ground mammals 



 

 
 

o  Appropriate timing with regards to nesting birds  

o  Provision of a bat box  

o  Best practice in relation to bats and lighting  

The above can be secured by condition/informatives if approved. 

7.5.4 The application states there are trees on site. The position of the proposed dwelling and 

garage would not require the removal of any trees. A tree protection plan has been 

submitted as part of the application. Compliance with the tree protection plan can be 

secured by condition to ensure no unnecessary damage to trees occurs.  

7.6 Drainage 

7.6.1 The site is not within an area at high risk of flooding. The application form states the 

surface water will be disposed of via soakaways and foul water will be disposed of via a 

package treatment plant. This is considered acceptable subject to details which can be 

approved by condition.  

7.7 Other Matters 

7.7.1 Policy EN6 of the SKLP seeks to protect and enhance heritage assets and their settings in 

keeping with guidance within Section 16 of the NPPF.   

7.7.2 Heritage Lincolnshire have commented that the site for the proposed development lies in 

an area of archaeological importance/interest. The course of the Roman road, King Street, 

lies a short distance to the east of the application site and there is a recorded find-spot of 

Roman coins located immediately to the south of New House Farm. Extensive medieval 

remains have been recorded in Lenton to the west, including the earthwork remains of 

fishponds and garden features as well as a moated manor house. The site lies adjacent to 

the remains of a 19th century farmstead.  

7.7.3 It is considered that the site offers a potential for archaeological remains to be 

encountered during development. Therefore, it is considered wholly necessary and 

reasonable to impose a condition requiring the commissioning of a Scheme of 

Archaeological Works, according to a written scheme of investigation to be agreed with, 

submitted to and approved by the local authority.  

7.7.4 A written scheme of investigation has subsequently been submitted during the lifetime of 

this application and is considered acceptable.  

7.7.5 The comments from Environmental Protection request a screening review given the 

previous agricultural use of the barn (to be demolished) and the land. Considering the 

extant permission, which does not condition this requirement, I do not consider it 

reasonable to do so in this case. A precautionary condition in relation to contaminated 

land was attached which can be attached to this permission if approved. 

7.8 Crime and Disorder 

7.8.1 It is considered that the proposal would not result in any significant crime and disorder 

implications. 

7.9 Human Rights Implications 

7.9.1 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. 



 

 
 

8 Conclusion 

8.1 To summarise the principle of development is acceptable due to an extant permission on 

site S19/1577. The change of use element meets the criteria within Policy SP5 and is 

acceptable within the open countryside. It is not considered that the proposal would have 

any unacceptable impacts on the character of the area, residential amenity, protected 

species, trees, nor highways safety.  

9 Recommendation 

9.1 That the Assistant Director - Planning is authorised to GRANT planning permission 

subject to the conditions set out below.  

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: 

  

 A001     SITE LOCATION PLAN 
 A002A   PROPOSED BLOCK PLAN 
 PL100    PROPOSED GROUND FLOOR PLAN 
 PL101    PROPOSED FIRST FLOOR PLAN  
 PL102    PROPOSED ELEVATION PLAN  
 PL103    PROPOSED ELEVATION PLAN  
 PL104A  AMENDED PROPOSED GARAGE FLOOR & ROOF PLAN 
 PL105A  AMENDED PROPOSED GARAGE ELEVATION PLAN     
 D004A    AMENDED PROPOSED SITE PLAN LEVELS  
 D005A    AMENDED PROPOSED ELEVATION LEVELS PLAN  
 D006A    AMENDED PROPOSED ELEVATION LEVELS PLAN 

  

 Unless otherwise required by another condition of this permission. 
       

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

During Building Works 
 

 3 Before the development hereby permitted is commenced and at all times during 
 construction, all existing trees shown on the approved plan to be retained shall be 
 protected in accordance with the submitted Tree Protection Plan drawing ref '4405 
 Lenton.HMM.TPP'. 

  

 Reason: To protect trees and biodiversity on site. 
 

Before the Development is Occupied 
 

 4 Before any part of the development hereby permitted is occupied/brought into use, 
the external elevations shall have been completed using only the materials stated in 
the planning application forms and approved plans.   

          

 Reason: To ensure a satisfactory appearance to the development and in accordance 
with Policy DE1 of the adopted South Kesteven Local Plan. 

 

 5 Before any dwelling/unit hereby permitted is occupied/brought into use, the parking 
and turning area shall have been constructed in accordance with the approved 
details and shall be retained as such and for no other purpose thereafter.  



 

 
 

  
 Reason: To allow vehicle to park and turn within the site and leave in forward gear 

and to reduce any additional on street parking in the interests of highway safety. 
 

 6 The approved soft landscaping shall be completed during the first planting season 
following the first occupation/use of the development, or such longer period as may 
be agreed in writing by the local planning authority.  Any trees/shrubs which, within a 
period of five years of being planted die, are removed or become seriously damaged 
or diseased shall be replaced in the next planting season with others of similar size 
and species unless otherwise agreed in writing by the local planning authority. All 
tree, shrub and hedge planting shall be carried out in accordance with BS 3936 -
1992 Part 1-Nursery Stock-Specifications for Trees and Shrubs and Part 4 1984-
Specifications for Forestry Trees ; BS4043-1989 Transplanting Root-balled Trees; 
BS4428-1989 Code of Practice for General Landscape Operations. The approved 
hard landscaping scheme shall be completed prior to first occupation or use. 

  
 Reason:  To ensure the work is carried out within a reasonable period and thereafter 

properly maintained, in the interests of visual amenity and biodiversity 
 

 7 Before any part of the development hereby permitted is occupied/brought into use, 
an electric vehicle charging point shall be made available for use by the occupants of 
the dwelling and shall be retained as such for the lifetime of the development. 

 

 Reason: To ensure that the development contributes to low carbon travel in 
accordance with Policy SB1 of the South Kesteven Local Plan (2020).  

 
 8 Prior to first occupation/use of the development hereby approved full details of both 

hard and soft landscape works shall be submitted to and approved in writing by the 
local planning authority and these works shall be carried out as approved. These 
details shall include:  

  
 full details of every tree, shrub, hedge to be planted (including its proposed location, 

species, size and approximate date of planting) and details of tree planting pits 
including associated irrigation measures, tree staking and guards, and structural 
cells. The scheme shall be designed so as to enhance the nature conservation value 
of the site, including the use of locally native plant species;   

• existing trees and hedgerows, which are to be retained pending approval of a 
detailed scheme 

• means of enclosure; 

• car parking layouts and materials; 

•  hard surfacing materials; 

• drainage - full details and locations of package treatment plant and soakaway/s 
  

 Reason:  In the interests of visual amenity and biodiversity. 
   

 9 Prior to the first occupation of the dwelling hereby permitted, 1 bat box and 1 nest box 
 shall have been installed on site unless otherwise agreed in writing by the Local 
 Planning Authority. The bat and nest boxes shall be retained and maintained/replaced 
 as required for the lifetime of the development. 

 

 Reason: In the interest of ecology and biodiversity. 
 
 



 

 
 

Ongoing Conditions 
 

10 Development shall be carried out in strict accordance with the archaeological watching 
brief submitted and approved with this application (21-748). 

  

 In the event of important archaeological features or remains being discovered which 
are beyond the scope of the watching brief to excavate and record and which require 
a more thorough rescue excavation, then all construction work on site shall cease and 
details of a further programme of archaeological work shall be submitted to and 
approved in writing by the Local Planning Authority. Development shall not re-
commence on site until the investigation works are complete and written confirmation 
that work may commence is received from the Local Planning Authority. 

  

 Reason: In order to provide a reasonable opportunity to record the history of the site 
and in accordance with Policy EN6 of the adopted South Kesteven Local Plan and 
Paragraph 199 of the NPPF. 

 

11 The equestrian use of land hereby approved shall be restricted to personal use only. 
  

  Reason: In the interest of highways safety and amenity. 
 

Standard Note(s) to Applicant: 
 

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

 

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

 

 3 This consent applies only to that required by the Town and Country Planning Acts and 
does not include any permission or approval under any other enactment, bylaw or 
regulation. 

 

 4 Precautionary measures for great crested newts - Land off Keisby Road, Lenton  
 

1.  All building materials will be stored on pallets to deter amphibians taking shelter 
 underneath them.  

 

2.  Identification guides for great crested newts must be provided to all contractors on 
 site, and they must remain vigilant for their presence during the works. A suitable 
 guide can be found at:  
 https://www.waterways.org.uk/wrg/wrg_documents/cperg_amphibian_guide   
 

3.  If great crested newts are found at any point, the works will be suspended and 
 consideration will be given as to whether or not a Natural England EPS license is 
 required.  
 

4.  Any great crested newt if found, will be carefully gathered up by hand by a suitably 
licensed ecologist and placed in a holding receptacle for safe transportation away 
from the area of site clearance operations and released. This rescue method will 

https://www.waterways.org.uk/wrg/wrg_documents/cperg_amphibian_guide


 

 
 

also be extended to any other amphibian species found. Once a great crested 
newt has been located it will be released in this manner and then work will cease 
whilst further advice is sought. 

 

Financial Implications reviewed by: Not applicable 

 

Legal Implications reviewed by: Not applicable 
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Proposed Block Plan 

 
 

 


