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S22/0133 Byre Cottage, Village Street, Oasby, NG32 3NA 

  



 

 
 

1 Introduction 
 

1.1 The application is a householder application. The reasons for the call in to committee are 

detailed below: 

 

Material Planning Considerations: 

 

1.2 DE1:- Promoting Good Quality Design 

This application is considered not make a positive contribution to the local distinctiveness, 

vernacular and character of the area.  It does not reinforce local identity and would have 

an adverse impact on the street scene of Oasby and is not in keeping with surrounding 

area. 

 

1.3 EN6: The Historic Environment 

This development is likely to cause harm to the significance of a heritage asset or its 

setting will only be granted permission where the public benefits of the proposal outweigh 

the potential harm.  Proposals which would conserve or enhance the significance of the 

assist shall be considered favourably. Substantial harm or loss will be resisted. 

Proposals will be expected will be to take Conversation Area Appraisals into account, 

where these have been adopted by the Council. 

 

1.4 NPPF – Section 12 Achieving well designed places 

 

1.5 NPPF – Section 16 Conserving and enhancing the historic environment 

 

2 Description of Site 
 

2.1 The site is situated in the centre of the village of Oasby across the road is Oasby Manor 

and within a Conservation Area.   The frontage is stone walling with a timber gate access 

leading to a gravel driveway.   

 

2.2 The dwelling sits on a large plot, set well back from the public highway and is a detached 

stone bungalow which is side facing, the front elevation has a gable and central entrance 

door.  The roofline is red concrete tiles and window/doors white UPVC.  The front and side 

garden is predominantly lawn with mature trees to the front and side boundaries.  The side 

boundary treatment is wire fencing with rear boundary walling. 

 

2.3 There are a number of Grade II listed buildings within the vicinity of the site including 

Oasby Manor and Folly Farm Cottage to the southeast of the site, Oasby House, 70m to 

the south of the site, and the Houblin Arms Inn to the northeast.  

 

3 Proposal  
 

3.1 The proposal is for extensions to the existing bungalow to create a 1.5-storey property.  

The application is a re-submission of planning refusal on S21/1270.  The property would 

be extended on the southern elevation to include two gables with a garage on the eastern 

side.  Four dormer windows are proposed and as well as rooflights.  The internal layout 

would be reconfigured.   



 

 
 

 

3.2 Revisions have been made to the proposal following objections raising concern about the 

design and the impact on the character and appearance of the conservation area.  

 

3.3 The construction materials would match the existing dwelling, including random coursed 

stone and red clay pantiles. The proposed windows would be timber, and the rainwater 

goods would be black cast aluminium. The garage doors would be side hung timber doors.  
 

4 Consultee Comments 
 

4.1 Parish Council: 

4.1.1 It is noted that a Heritage Impact Assessment has now been submitted but it falls 

substantially short of the level required for the application, not noting that the application is 

within Oasby Conservation Area. 

 

4.1.2 The level of detail should be proportionate to the assets’ importance and allow the 

planning authorities sufficient understanding of the potential impact of the historical and 

significance of Oasby Conservation Area. This HIA does not provide the relevant 

information required. Historic England’s letter dated 14th April, advises that South 

Kesteven District Council seeks the views of specialist conservation and archaeological 

advisers. Heydour Parish Council would encourage this and that an application of such 

importance will be discussed at a Full Planning Meeting. 

 

4.1.3 The Parish Council acknowledges that the roof pitch has been increased and the 

guttering/ downpipes are now black cast aluminium but still believe that the application is 

not sympathetic towards the village. 

 

4.1.4 A modestly sized dwelling that bears a resemblance to the traditional buildings in close 

proximity would be more beneficial and appropriate to the village, as previously stated. 

 

4.2 Conservation officer: 

4.2.1 In respect of the amended design of the proposed extension, the main changes to the 

original are that an element of the extension is to be moved away from the northern site 

boundary, the two-storey element is to be increased in area, and a hipped roof introduced 

over part of it.  

 

4.2.2 In my opinion the changes to the original scheme do not make it less appropriate in impact 

on the setting (my previous reports refer) not least as the existing dwelling is set well back 

from the street with good tree cover along the frontage boundary. I would only, as before, 

advise the application of appropriate external materials to complement the scene. 

 

4.3 Tree Officer: 

4.3.1 The tree constraints plan describes the proposed extension as on the cusp of the retained 

trees Root Protection Areas (RPA). An RPA is an area defined on the Constraints Plan as 

very light grey circles. It describes the minimum root area around a tree required to 

maintain its vitality. An RPA is calculated according to the guidelines in the BS5837. 

Construction works will need to take place from inside the RPAs which can be mitigated 

by the installation of temporary ground protection. Temporary protection fencing is 



 

 
 

proposed between the ground guards and the boundary/trees. This meets with the 

guidelines for best practice. On this basis, it is my advice that the potential impact on the 

trees by the new layout is minimal. 

 

4.3.2 The new structure appears to be sited beyond the canopy radius. There is room for 

access under the canopies for building work to take place. There is room for new growth. 

Based on the above, I am happy that this proposal may go ahead subject to condition/s 
that require the trees at and just outside the site boundary be protected for the entirety of 
the site clearance/preparation and construction phase as described in the accompanying 
Tree Report, Arboricultural Method Statement and Tree Protection Plan by East Midlands 
Tree Surveys Ltd dated the 20 January 2022. A condition should also require that the 
temporary protection barriers and ground guards be approved by the applicants 
arboriculturist and/or the LPA Tree Officer, that they must be fit for purpose at all times 
and that they are not removed or amended until work is entirely complete on site. 
 

4.4 LCC Highways/SUDS: 

4.4.1 Does not wish to restrict the grant of permission 

 

4.5 Historic England: 

4.5.1 No comments to make. 

 

5 Representations as a Result of Publicity 

 
5.1 This application has been advertised in accordance with the Council's Statement of 

Community Involvement and 6 letters of representation have been received.  The points 

raised can be summarised as follows: 

 

1.   Heritage Impact Assessment is substandard, and assets not correctly identified. 

2.  The use of UPVC windows. 

3.   Roller shutter garage door. 

4.   Lack of design. 

5.   Use of UPVC rainwater goods. 

6.   Support of application - the existing cottage is not in keeping within the village. 

7.   Impact on the village Listed Buildings. 

8.   Impact on the streetscene. 

9.   Scale and massing 

10. Out of keeping 

11. Overlooking and privacy 

 

5.2 On behalf of a local resident, Claire Pendle Planning was instructed to submit an objection 

to the application. The letter is summarised below: 

 

5.3 The amended HIA is again very brief with limited assessments of importance of the 

heritage assets, the level of harm resulting from the proposal or identification of the 

benefits of the scheme. 

 

5.4 There is no recognition, thus far, in the applicant’s or Council’s analyses of this proposal, 

or the previous proposal, that planning permission was refused on the site in 2001 

(application reference S01/0122) due to impacts on character and appearance of the 



 

 
 

Conservation Area. The circumstances have not materially altered since this time in terms 

of the character of the area and my client believes that this refusal is a material 

consideration when determining this application 

 

5.5 Steps have been made towards a more acceptable scheme but they remain concerned 

about the impacts of the development on the historic street scene, trees and the character 

and appearance of Oasby Conservation Area. 

 

5.6 Proposal includes a substantial two storey extension to the front and significant ground 

floor extensions, more than doubling the footprint and increasing the height of the 

ridgeline.  

 

5.7 The extension would result in a front elevation 10m closer to Village Street and presents a 

convoluted footprint evolved from the requirements to safeguard trees to the north.  

 

5.8 Concerns remain over the continued inclusion of an integral garage on the front elevation 

which is wholly out of keeping with the Oasby Conservation Area. The ‘up and over’ 

garage door is suburban in appearance and visually dominates the front elevation, 

overwhelming the narrow width front entrance. It is noted that white uPVC windows 

continue to be proposed. 

 

5.9 Despite the changes to position, we do not consider that the issue with trees has been 

resolved. 

 

5.10 We remain of the view that the proposal does not satisfy the criteria set out in Policy DE1: 

Promoting Good Quality Design of the South Kesteven Local Plan or the requirements of 

the NPPF Chapters 12 and 16. 

 

5.11 No benefits of the scheme have been demonstrated and there will be an adverse impact 

the impact on heritage assets which include a Grade II* listed building. 

 

5.12 This development does not meet the requirements of national or local planning policy and 

does not, therefore, represent sustainable development. Consequently, the application in 

its current form should still be refused or further revisions sought to the scheme before an 

approval can be granted. 

 

6 Response to Objections 
 

6.1 The proposal has undergone revisions to ensure high quality materials are used to be in 

keeping with the character and appearance of the conservation area including timber 

windows, cast aluminium rainwater goods, stone and clay pantiles. The integral garage 

would not be a prominent feature given the set back position of the dwelling, but in any 

case, the doors have been amended to timber side hung garage doors rather than the 

modern up and over doors.  

 

6.2 The extension would increase the footprint however the overall scale of the dwelling 

remains appropriate for the size of the site. Ample space would be retained to the front 

and around the dwelling. 



 

 
 

 

6.3 The conservation officer has not raised any objections to the proposal. 

 

6.4 Paragraph 202 of the NPPF requires that where less than substantial harm is identified, 

the harm should be weighed against the public benefits of the proposal. In this case, it has 

been concluded that there is no harm to the setting and significance of the conservation 

area, or any of the nearby listed buildings and, therefore, it is not necessary for the 

proposals’ public benefits to outweigh any identified harm.  

 

6.5 The SKDC Tree Officer has confirmed that the revised scheme has addressed the original 

objection to S21/1270. The tree protection measures detailed in the submitted report can 

be secured by condition.  

 

6.6 S01/0122 was refused in 2001 for the erection of a bungalow, however the existing 

dwelling has been granted permission on site since then. As such the current application 

is being assessed on its own merits and the design and siting of the extensions to the 

existing dwelling is not considered harmful to the character of the area, conservation area, 

neighbouring dwellings or the setting of any nearby listed buildings. 

 

7 Evaluation 
 

7.1 Principle of Development 

 

7.1.1 The proposal relates to the proposed alterations and extensions. This proposal is 

considered to be acceptable in principle and in accordance with Policy SD1 (Principles of  

Sustainable Development in South Kesteven) 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, the impact on the residential amenities of 

neighbouring occupiers, and the impact on highway safety. 

 

7.1.2 The previous application (S21/1270) was refused for the following reason: 
 

7.1.3 The site is located adjacent to trees protected by the Oasby Conservation Area. The trees 

make a contribution to the character of the Conservation Area and their loss would result 

in a loss of amenity. Insufficient information has been submitted to fully assess the impact 

of the proposal on the protected trees. A tree survey and report should be carried out to 

the guidelines in the BS5837 Trees in Relation to Design, Demolition and Construction-

recommendations, which would inform the layout. Further, due to the proximity of the trees 

to the proposal, pressure may come from future occupiers to prune or remove the trees 

due to leaf litter and shade. 

  

The proposal is therefore in conflict with Policies EN2 and DE1 of the South Kesteven 

Local Plan. 

 

7.1.4 There were no concerns in relation to the design of the proposal or the impact on the 

conservation area other than in relation to the trees. This application has addressed the 

reason for refusal through the layout and would retain the trees on site.  

 



 

 
 

7.1.5 The site-specific impacts of the revised scheme are discussed below. 

 

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 The application proposes alterations and extension to the host dwelling.  The application 

was submitted after a refusal on arboricultural grounds.  The current proposal would 

extend the detached bungalow to create a larger dwelling, incorporating first floor 

accommodation.  The revised scheme moved the northern elevation away from the 

boundary to ensure the roots of the tree are protected and the agent submitted a Tree 

Report with mitigation for the trees, which are deemed acceptable by the Council's tree 

officer.  The design of the 1.5-storey dwelling extends on the southern elevation and to the 

east of the dwelling.  The design has been amended to reduce the scale of development 

due to comments by the Parish Council and neighbours.  The height has been revised to 



 

 
 

1.5 storey and has been amended to include timber garage doors, cast aluminium 

rainwater goods and timber windows and doors to better reflect the character and 

appearance of the conservation area.  
 

7.2.7 A Heritage Impact Assessment was provided and subsequently amended as insufficient 

detail was originally provided. The amended Heritage Impact Assessment is sufficient and 

the level of information provided is proportionate to the proposal. 
 

7.2.8 The revised design of the proposal is considered to be in keeping with the character of the 

surrounding area and would preserve the character and appearance of the conservation 

area, in line with Section 72 of the planning (listed buildings and Conservation Areas) Act 

1990.   
 

7.2.9 The Council's conservation officer had no objection to the scheme commenting: 

 

7.2.9.1 'In respect of the amended design of the proposed extension, the main changes to the 

original are that an element of the extension is to be moved away from the northern site 

boundary, the two-storey element is to be increased in the area, and a hipped roof 

introduced over part of it. 

 

7.2.9.2 In my opinion the changes to the original scheme do not make it less appropriate in 

impact on the setting (my previous reports refer) not least as the existing dwelling is set 

well back from the street with good tree cover along the frontage boundary.  I would only, 

as before, advise the application of appropriate external materials to complement the 

scene.' 

 

7.2.10 The amendments to the current scheme including the timber windows, stone and pantiles, 

aluminium rainwater goods and side hung timber garage doors. These amendments 

improve the scheme in terms of visual impact. 

 

7.2.11 It is considered that although the scheme would increase the scale of the existing 

dwelling, the overall scale is not out of keeping with the character of the area, would not 

be prominent or dominant given the low ridge height and set back position, and is 

designed to sit comfortably within the site. The proposal would not have a negative impact 

on the character of the streetscene, the character and appearance of the conservation 

area, nor the setting of any nearby listed buildings. Given the separation distances and 

siting of the buildings, there is limited intervisibility between the site and the listed 

buildings.   

 

7.2.12 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.  The development would not 

result in harm to any heritage assets and accords with Policies EN6 and DE1 of South 

Kesteven Local Plan, the adopted Design Guidelines SPD,  Sections 12 and 16 of the 

NPPF and Sections 66 and 72 of the Planning (Listed Buildings and Conservation Areas) 

Act 1990.  

 

7.3 Impact on 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 130 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 

users; and where crime and disorder, and the fear of crime, do not undermine the quality 

of life or community cohesion and resilience. 

 

7.3.2 The proposal includes the creation of a first floor. There would be two dormer windows to 

the south elevation and one dormer window to the east, all serving bedrooms. The east 

facing dormer would overlook the site towards the public highway therefore would not 

result in a loss of privacy for neighbouring occupants. The two on the south elevation 

would be above the garage, and would be a minimum of 10m from the shared boundary 

with Paddock Cottage (the neighbouring dwelling to the south), which lies a further 6m 

(approximately) from the boundary. Although the dormers would face the neighbouring 

dwelling, there would be no direct views into habitable rooms due to position of the 

dormers. Considering this and the separation distance, the proposal is acceptable in terms 

of privacy.  

 

7.3.3 The dwelling would be increased in height and footprint, however due to the separation 

distances from the boundaries and neighbouring dwellings, there would be no negative 

impacts in terms of overbearing impact or loss of light.  

 

7.3.4 Taking into account the nature of the proposal, scale, and adequate separation distances, 

it is considered that there would be no unacceptable impacts on the residential amenities 

of the occupiers of adjacent properties in accordance with Policy DE1 of the Local Plan, 

the adopted Design Guidelines SPD and Section 12 of the NPPF.  

 

7.4 Highway Issues 

 

7.4.1 Paragraph 111 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 Ample space for parking and turning would be retained and there are no changes 

proposed to the access which is existing and would continue to serve one dwelling. 

Therefore, the proposal 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 
 

10.1 Taking the above into account, it is considered that the proposal is appropriate for its 

context and is in accordance with Policies EN6 and DE1 of the South Kesteven Local Plan 

and the NPPF (Sections 9, 12 and 16). The character and appearance of the conservation 

area and the settings of nearby listed buildings would be preserved in line with Sections 

66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990.  

 

10.2 The recommendation is to authorise the Assistant Director – Planning to APPROVE the 

application subject to 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: 
1. 21-2542-P-04 Site Location Plan - received 21 January 2022 

2. 21-2542-P-02E Amended Proposed Floor Plans, Elevation Plans and Block Plans - 
received 6 July 2022 

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 any construction occurs above ground level, details of the treatment of verges 
and eaves hereby permitted shall be submitted to and agreed in writing by the Local 
Planning Authority. The development shall be carried out only in accordance with the 
agreed verges and eaves details. 
Reason: To ensure the development preserves the character and appearance of the 
Conservation Area. 
 

4) All rooflights hereby permitted shall be conservation style rooflights set as flush as 
practicable within the roof slope. 
Reason: To ensure the development preserves the character and appearance of the 
Conservation Area. 
 

5) All new external joinery including windows and doors shall be of a timber construction  
only which shall be retained for the lifetime of the development. Prior to their 



 

 
 

installation, details of their design, specification, method of opening, method of fixing 
and finish, in the form of large scale drawings and sections (EG 1:20), shall be 
submitted to and agreed in  writing by the Local Planning Authority. The development 
shall be carried out only in accordance with the agreed details. 
Reason: Inadequate details of these matters have been submitted with the application 
and to ensure the development preserves the character and appearance of the 
Conservation Area. 
 

6) The garage doors shall be of timber construction, side hung, and outward opening, 
details of which shall be submitted to and agreed in writing by the Local Planning 
Authority. The garage doors shall then be installed in accordance with the approved 
details and retained for the lifetime of the development. 
Reason: To ensure the development preserves the character and appearance of the 
Conservation Area. 
 

7) Before any window or door heads and cills are installed, details of their design,  
material and construction, in the form of scale drawings and material  
samples/specifications, shall be submitted to and agreed in writing by the Local 
Planning Authority. The development shall be carried out only in accordance with the 
agreed heads and cills details. 
Reason: To ensure the development preserves the character and appearance of the 
Conservation Area. 
 

8) Before any construction occurs above ground level, samples or detailed specifications 
of all external materials (clay pantiles and stone) to be used on the development 
hereby permitted shall be submitted to and agreed in writing by the Local Planning 
Authority. Thereafter, the development shall be carried out only in accordance with the 
agreed materials. 
Reason: To ensure the development preserves the character and appearance of the 
Conservation Area. 
 

9) The tree protection measures as detailed in the ARBORICULTURAL REPORT (East 
Midlands Tree Surveys LTD) received 21 January 2022 shall be adhered to at all times 
during the construction phase. 
Reason: To protect the trees on and close to the site.  

 

 

 

 

 

 

 

 

 

 

 



 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Financial Implications 

reviewed by: Not 

applicable 

 

 



 

 
 

Legal Implications reviewed by: Not applicable 

 

 


