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1.0

Project Details

Proposal:

Proposed dwelling & detached garage.

Location:

Land at 32 High Street, Corby Glen, Lincs, NG33 4LX.

Client:

Mr Hamlin.

Local Planning Authority:

South Kesteven District Council.

Date:

21st February 2022.

2.0

Introduction

2.1
This report has been prepared in support of the planning application for a single
dwelling within the curtilage of the former presbytery, which is a grade II listed building. The
site is also located within the Corby Glen conservation area. A Heritage Statement is
therefore required by paragraphs 194 & 200 of the National Planning Policy Framework
(NPPF). As such this report will seek to briefly assess the cultural and historic significance of
the listed building and its context/landscape setting and then judge this against the
potential impact of the proposed development.
2.3
In order to address the requirements of a Design & Access Statement this report will
provide a rationale for the design. It will also consider the potential visual impact of the new
development on the setting of the village conservation area and any other nearby
designated or non-designated heritage assets (including local interest buildings).
2.4
This report should be read in conjunction with the survey and design drawings
prepared by Wythe Holland Architects which accompany this application. Copies of all
drawings are included in the appendices.
3.0

Background

3.1
The applicants bought the property in April 1996 when the redundant presbytery
was sold off by the catholic church commissioners. It was in a very neglected state and over
the years they have carefully restored it, bringing it back into use as their family home. As
well as conserving the dwelling they have improved and planted the garden and installed
the beautiful oak gates, opening up views of the church and presbytery.
3.2
It is now their intention to downsize and explore their options. To create a positive
dialogue with the local planning authority a pre-application submission was made to try and
establish the principle of development. For ease of reference, a copy of the formal response
is included in the appendices.
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4.0

Preliminary Archive Research

3.1
The online search of the Heritage Gateway for the village provided the
following results.
Statutory Data
The National Heritage List for England - 40 entries.
National Designation Decisions Designation Decision Records (deleted) – None.
Designation Decision Records (non-designated entries) – None.

Non-Statutory Data
Historic Milestone Society Database – None.
National Trust – None.
English Heritage Research Records – 28.
National Trust Historic Buildings SMR – None.
Parks & Gardens UK – None.
NMR Excavation Index – None.
Church Heritage Record – 1 record.
Local Records
Lincolnshire HER – 2 results.
National Image Collections
Viewfinder - None.

3.2
The National Heritage List for England is an online searchable database,
maintained by Historic England, of designated heritage assets, including listed
buildings, scheduled monuments, the register of parks & gardens, registered
battlefields and protected wrecks. It also includes a collated version of the record of
World Heritage sites maintained by UNESCO. It does not, however, include
conservation areas.
3.3
The results identified all the listed buildings and scheduled monuments within
the village, including both the former Catholic Church and presbytery which are
grade II listed. For ease of reference, the list descriptions for both buildings are given
below. The map extract (Figure 2), showing the two properties outlined in red, is
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from a subsequent online map search of the Historic England website for listed
buildings.
Details
SK 9825-9925 12/88
CORBY GLEN HIGH STREET (east side) Presbytery House at Roman Catholic
Church of Our Lady of Mount Carmel
GV II Former presbytery, now house. 1855-6 in c.1300 style. Ashlar, slate roof
with raised stone coped gables, kneelers, trefoil finial. Single ashlar ridge stack
with chamfered coped top. T- plan, with single storey link to Church. 2 storey,
3 bay front, the right hand bay being advanced and gabled. In the angle
between the ranges a 6-panel door with Caernarvon surround and cusped
trefoil light over. To left a single 2 light plain sash and to right a similar 3 light
window, to first floor 2 further 2 light sashes, all have wedge shaped heads to
the lights, chamfered surrounds and lintels. The right-hand side front has
similar fenestration and a moulded and pointed niche containing a plain
shield. Included for group value only.
Listing NGR: SK9983825261
Details
CORBY GLEN HIGH STREET SK 9825-9925 (east side)
12/89 Roman Catholic Church of Our Lady of Mount Carmel
G.V. II
Roman Catholic Church. 1855-6. In c.1300 style. Ashlar with stone coped slate
roofs. Nave with clerestory and western bellcote, chancel, vestry, north porch
and aisle. The west end has 2 stepped buttresses and 2 string courses. Central
shaped and gabled statue niche, flanked by single tall trefoil headed lancets
with trefoils over. Above a further trefoil and to right of gable a double
bellcote with mid wall shafts, pointed heads and pierced sexfoil to gable. In
the west wall of the north aisle a 2-light window. Gabled north porch has a
double chamfered outer door with moulded hood. The inner doorway is single
chamfered with hood and floriate stops. In the north wall 4 pairs of 2 light
windows and to the clerestory alternating trefoil and quatrefoil lights in
circular surrounds. The east aisle wall has further 2 light window with trefoil
over and in the chancel north wall are 2 single lights also with trefoils. The
east window is of 3 lights with cusped heads and quatrefoil over with moulded
hood and human head stops. On the south side of the chancel a single storey
link connects the former presbytery with the church, in the west wall 2 pairs
of shouldered windows. The south nave wall has 5 pairs of trefoil lights with
cusped quatrefoils over, separated by stepped buttresses. Interior. 4 bay
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north arcade with pointed arches, round columns and floriate annular capitals.
Chancel arch double chamfered with octagonal imposts, foliate capitals,
moulded hood with angel stops. In the north aisle a trefoil headed piscina and
at the west end of the nave a timber gallery on octagonal posts. Panelled and
painted ceilings. Fittings all C19 with fine brass telescopic altar rails. In the
Sanctuary an encaustic tiled floor, stone altar with sacred monograms, and
gabled pyx. In the north aisle substantial low wooden screen with paired
pierced traceried arches and moulded cornice. The stone altar has panels
containing carvings of angels holding scrolls, with above a statue of the
Blessed Virgin Mary. Complete collection of contemporary stained glass. The
Catholic Church was moved from the Irnham Estate to Corby when the
Cliffords, a Catholic family, sold the Estate to the Protestant Woodhouses in
mid C19.
Listing NGR: SK9982325268

Figure 2 – Extract from historic England map search.
Note that listed buildings are denoted by blue triangles.

3.4
The Historic England Research Records is an archive of information on
archaeological sites, historic buildings, historic aircraft crash sites and marine
heritage. The online search identified 28 records of which none related directly to
the application site. The results do, however, include details of prehistoric, Bronze

6

age, Roman and mediaeval finds, as well as crop marks and records for comparatively
modern heritage assets.
3.5
The Church Heritage Record, through the Heritage Gateway, yielded a single
record for the Church of England’s St John the Evangelist, which is a grade I listed
building.
3.6
The Lincolnshire Historic Environment Record (HER) covers all known
archaeology in the county. The on-line search yielded 99 items. Of these two records
were relevant, relating to the former Roman Catholic Church (MLI 95083) and
presbytery (MLI 95237). Again, for ease of reference, both records are included in the
appendices.
3.7
The Kelly’s Directory of 1900 provides a brief description of the village and the
Catholic Church which it states, ‘was built partly with the materials of Irnham Chapel,
and dedicated to our Lady of Mount Carmel’. It goes on to say that it is ‘a building of
stone in the Gothic style of the reign of Edward III’. It also states that in 1890 the
church was decorated, a lady chapel added, and a new organ provided. It had a
capacity of 200 and mentions the adjoining residence for the priest.
4.0

Historic Mapping

4.1
A series of historic Ordnance Survey maps have been studied as part of this
Heritage Impact Assessment. A chronological sequence of maps can often provide a
useful means of assessing and interpreting the history and evolution of a site or
building.

Figure 3 – 1888 Ordnance Survey map extract (25 inches to 1 mile).
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4.2
The first map in the sequence shows the church and adjoining presbytery with the
school and schoolhouse to the south. The Catholic school had only been opened in 1881,
built on land gifted by Henry William Clifford at a cost of £1,580. The curtilages all appear to
benefit from mature trees, including both pines and broadleaf. Interestingly there is a cart
track and presumably opening in the stone boundary wall and a separately delineated area
the western end of which corresponds to current application site.

Figure 4 - Figure 3 – 1904 Ordnance Survey map extract (6 inches to 1 mile).

4.3
The second map in the sequence shows little change, except for a pair of modest
extensions to the east of the church and the appearance of the sawmill on the opposite side
of the road.
4.4
The final map in the sequence is at a smaller scale and shows the church more
clearly in the context of the village. The first phase of the post-war council housing to the
east of the church and presbytery is shown in two blocks. These were built on land sold by
the catholic church to the South Kesteven Rural Council. The scheme was underway by 1949
and completed by 1955.
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Figure 5 – 1952 Ordnance Survey map extract (6 inches to 1 mile).

5.0

The Village of Corby Glen

5.1
Corby Glen is a large stone-built village situated in the Kesteven Uplands. It is located
9 miles south-east of Grantham and 8 miles north-west of Bourne. Pevsner describes it as ‘a
former market town, impressively set on the side of the hill, off the main road. With a
number of narrow lanes converging on the peaceful market square’.
5.2
The Kelly’s directory of 1900 describes Corby as ‘a small and ancient town, pleasantly
situated on the river Glen, on a Roman road’. Historically it formed part of the Beltisloe
wapentake.
5.3
It became known as Corby Glen in 1955 to differentiate it from the nearby steel
town in Northamptonshire, which was designated a new town in 1950.

6.0

Photographic Survey
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figure 6 – Rear view of the church & no. 32 from Coronation Road.

Figure 7- View of bellcote & presbytery roof.

Figure 8 - Secondary access to the applicants’ dwelling.
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Figure 9 - Former Catholic school building.

Figure 10 - View North along High Street.

Figure 11 - The former church & presbytery revealed.
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Figure 12 - View of church along its own access.

Figure 13- View from gated access to cemetery.

Figure 14- Sequential view, note no. 32 disappearing from view.
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Figure 15 - View south along High Street with gateway to no. 32.

Figure 16 - Stone boundary wall to the application site.

Figure 17 - View from Pridmore Road development.
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7.0

The Application Site

7.1
The former presbytery adjoins the deconsecrated Catholic Church which has
recently been converted to residential use. The two are located on the north side of
High Street on a slightly elevated position, each with its own vehicular access. The
parking for the application site is on a gravel area, just to the side of the house. The
presbytery has a separate secondary access off Coronation Road. This leads to the
rear of the property to an area which is also used for parking.
7.2
The western boundary of the application site is delineated by an historic stone
wall which is situated on the back edge of the footpath and Is curtilage listed. Beside
the wall is a telegraph pole.
7.3
The wall continues along the frontage of the presbytery and the church each
with openings for vehicular access. At the northern end is a hand gate and a short
path leading to the cemetery, adjacent to the church, which is still accessible to the
public.
7.4
The garden to the front and side of number 32 is mainly laid to lawn and
benefits from a large, pollarded beech tree. There is a mixed informal bed of shrubs
immediately behind the stone boundary wall.
7.5
The shared boundary with the former school is a gault brick wall, in excess of 6
feet (1.8m) high.
8.0

Contextual Analysis

8.1
Corby Glen is an attractive stone-built village. Vernacular buildings of locally
quarried limestone with red clay pantile roofs are a typical feature of the historic
core of the settlement. The former presbytery is located 235m metres outside the
village centre, but still within the conservation area. As mentioned earlier, both it
and the former Catholic Church are grade II listed buildings which recognises their
nationally important historic, evidential and architectural significance as well as their
group value.
8.2
The boundary wall to the church and presbytery is, by definition, curtilage
listed and is a positive feature within the streetscene. The slightly elevated church
buildings are mid Victorian gothic and built in local stone with natural slate roofs
which has enabled them to assimilate successfully within the village. Though the
original uses have lapsed their original purpose is clearly legible as is their functional
relationship to each other. By virtue of their proximity and former uses they still
possess some degree of group value.
8.3
Although the buildings are obvious similar scale and joined the church is given
greater prominence as the presbytery is set several metres behind it. The asymmetric
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front of the church is also higher by virtue of the bellcote which rises above the
ridge.
8.4
The former school building, now fronting onto Coronation Road, is an
interesting and well-built house of local stone (see figure 9). Is not listed but it is
clearly a building of local interest and merits consideration as a non-designated
heritage asset.
8.5
Due to the greater separation, brick boundary wall and high vegetation along
the northern boundary of its curtilage the aesthetic group value is not so obvious
although partial glimpsed views of the upper section of the presbytery and bellcote
are possible across its curtilage (see figure 7).
8.6
Views of the presbytery and church are limited at short distance by the
combination of the stone retaining wall and adjacent shrub planting, which includes
evergreens. The presbytery is, in effect, revealed as one is level with the modern
gateway which also affords views of the adjacent church. It is a pleasant aspect which
is complemented by the planting scheme introduced by the applicants.
8.7
The best views of the private presbytery are at short distance from within its
own curtilage, through the gateway and along its own drive and also from the smaller
lawn adjacent immediately adjacent to the south elevation.
8.8
Travelling along the high street towards the centre of the village the
presbytery is hidden from view until one is almost upon it (see figure blah). Similarly,
the best views of the former church (now Mount Carmel house) are on the approach
are along its own drive, the sequential views along the footpath to the to the north.
Very limited views of the rear of the presbytery are also possible from the eastern
end of the space.
8.9
The cemetery is quite small and still in use. The headstones clearly continue to
be of importance to the local community as well as complementing the setting of the
church.
8.10 Number 34 High Street is a vernacular cottage, adjacent to the church, which
is set further forward, gable end to the road. Whilst it has been modernised, it is still
recognisable as a traditional vernacular building of stone and pantile and should
therefore be considered as a building of local interest.
8.11 The beech tree in the middle of the lawn, to the rear of the application site, is
visible from the public realm across the frontages of the church and presbytery and
has some degree of amenity value. Glimpsed views of the back of the school are
possible from the front garden.
8.12 From High Street and within the application site views of the post-war council
housing to the East are possible. These later buildings occupy a more elevated
position, creating something of a backdrop to the heritage assets. The semi-detached
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dwellings are outside of the conservation area but do have a negative impact on the
setting of the presbytery and the designated area. This is made worse by the more
recent arrays of surface mounted solar panels which are also visible.
8.13 Glimpsed views of the rears of the church and the presbytery are possible
from the top end of Coronation Road between the properties.
8.14 On the other side of High Street there is a mixture of older dwellings and
newer infill. The street is predominantly residential, narrow with a good sense of
enclosure, particularly near the village centre. Rising gently towards the application
site the general character is more mixed and leafy with notably varying building lines.
9.0

Significance

9.1
Significance can be defined as the sum of the cultural values which make a building
or site important to society. When assessing significance numerous aspects are considered
including architectural interest, historic interest, group value, social value, former uses and
local distinctiveness. These aspects can be grouped under a series of 4 values outlined in
Historic England’s Conservation Principles, Policies & Guidance (2008). These are explained
below:
Evidential – ‘the potential of a place to yield evidence about past human activity’.
Historic – ‘the ways in which past people, events and aspects of life can be
connected through a place to the present’.
Aesthetic – ‘the ways in which people draw sensory and intellectual stimulation from
a place’.
Communal – ‘the meaning of a place for the people who relate to it, or for whom it
figures in their collective experience for memory’.

9.2

The values given to each fall into the following 5 categories:
high/medium/low/neutral/intrusive.
High - a theme, feature, building which is important at national or international
level, with high cultural value and an important contribution towards the
character and appearance of heritage asset and its setting.
Medium - themes, features, buildings or spaces which are important at regional
level or sometimes higher, with some cultural importance and some
contributions towards the character and appearance of the heritage asset and
its setting.
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Low - themes, features, buildings or spaces which are usually of local value only
possibly of regional significance for group or their value. Minor cultural
importance and contribution to the setting or appearance of the heritage asset
and its setting.
Neutral - these themes, spaces, buildings of features have little or no cultural
value but do not detract from the character or appearance of the heritage asset
and its setting.
Intrusive - themes, features, buildings or spaces which detract from the values
of the heritage asset, its setting, character and appearance. Efforts should be
made to remove or enhance these features.
9.3
Following the Catholic Emancipation Act of 1829 Catholics were free to worship
openly. This led directly to a spate of church building across the country. The leading
proponent was Augustus Welby Pugin, who himself converted to Catholicism and advocated
Gothic as the only true style.
9.4
The former church and attached presbytery are in a more modest and understated
Gothic style which is sympathetic to the local vernacular building traditions. The pair are
clear evidence of the emancipation and greater tolerance in an area that historically was
well known for its strong Catholic sympathies.
9.5
The buildings are thought to have been designed by the architects Weightman,
Hadfield & Goldie. The subsequent building of the school added to the value of the group.
9.6
The original character and external fabric of both buildings remains largely intact.
The church is the key building within the street, and is complemented by the former
presbytery, cemetery, boundary walling and its generous setting.
9.7
The evidential, historic and aesthetic values of these buildings is therefore
considered to be high, as is recognised by the statutory listings. The church closed in 2012,
presumably due to a dwindling congregation, although the cemetery remains open. The
communal value is therefore judged to be medium.

10.0

National Legislation, Planning Policy & Guidance

10.1 The Planning (Listed Buildings & Conservation Areas) Act 1990 is the key legislation
regarding buildings and areas of special architectural or historic interest. Section 66 of the
1990 act states that special regard must be given by the local planning authority in the
exercise of planning functions to the desirability of preserving or enhancing listed buildings
and their settings. Section 72 of the act states that similarly local planning authorities must
have special regard to the desirability of preserving or enhancing the character or
appearance of conservation areas.
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10.2 The recently revised National Planning Policy Framework (July 2021) sets out the
government’s planning policies for England and how these are expected to be applied. At
the heart of the National Planning Policy Framework (NPPF) there is a presumption in favour
of sustainable development, which it states should be seen as a golden thread running
through both plan making and decision taking.
10.3 Section 12 of the NPPF, Achieving well-designed places, reinforces the importance of
good design as a key part of sustainable development by ensuring the creation of inclusive
and high-quality places. Paragraph 128 highlights the principles set out in the recently
published National Design Guide and National Model Design Code which aim ‘to create
beautiful and distinctive places with a consistent and high-quality standard of design’.
10.4 Paragraph 130 provides more detail as to what is required to achieve this and, for
ease of reference, is quoted in full below:
130. Planning policies and decisions should ensure that developments:
a) will function well and add to the overall quality of the area, not just for the short
term but over the lifetime of the development;
b) are visually attractive as a result of good architecture, layout and appropriate
and effective landscaping;
c) are sympathetic to local character and history, including the surrounding built
environment and landscape setting, while not preventing or discouraging
appropriate innovation or change (such as increased densities);
d) establish or maintain a strong sense of place, using the arrangement of streets,
spaces, building types and materials to create attractive, welcoming and
distinctive places to live, work and visit;
e) optimise the potential of the site to accommodate and sustain an
appropriate amount and mix of development (including green and other public
space) and support local facilities and transport networks; and
f) 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.

10.5 Also relevant to this application is paragraph 131 which stresses the aesthetic value
of trees and their practical application to mitigate climate change. It specifies that planning
decisions ‘should ensure new streets are tree-lined’.
10.6 Section 16 of the NPPF Conserving and enhancing the historic environment sets out
guidelines for local authorities and the consideration of all planning applications relating
directly to designated or non-designated heritage assets. In essence this requires that great
weight should be given to an asset’s conservation. The more important the asset, the
greater the weight should be. Significance can be harmed or lost through alteration or
destruction of the heritage asset or development within its setting. Also, as heritage assets
18

are irreplaceable, any harm or loss should require clear and convincing justification. A
fundamental requirement of the NPPF is that any proposal should not cause substantial
harm to a designated heritage asset.
10.7 Paragraph 197 (c) states that in determining applications, LPAs should take account
of: ‘the desirability of new development making a positive contribution to local character
and distinctiveness’.
10.8 Also pertinent to this proposal is paragraph 206. This states that Local planning
authorities should look for opportunities for new development within Conservation Areas
and within the setting of heritage assets, to enhance or better reveal their significance.
Proposals that preserve those elements of the setting that make a positive contribution to
the asset (or which better reveal its significance) should be treated favourably.
10.9 As alluded to earlier, paragraph 203 of the NPPF requires that the effect of an
application on the significance of a non-designated heritage asset must be taken into
account.
10.10 The key guidance in this scenario is the Historic England publication Historic
Environment Good Practice Advice in Planning 3: The Setting of Heritage Assets (2nd
edition). The following assessment has broadly followed the first 4 steps of the Staged
Approach to Proportionate Decision Taking advocated in the revised GPA 3 which are as
follows:
Step 1: identify which heritage assets and their settings are affected.
Step 2: assess whether, how and to what degree the settings make a contribution to
the significance of heritage assets.
Step 3: assess the effects of the proposed development whether beneficial or
harmful, on the significance.
Step 4: explore the way to maximise enhancement and avoid or minimise harm.

10.11 In the Planning Practice Guidance - Conserving and enhancing the historic
environment setting is defined as’ the surroundings in which an asset is experienced and
may therefore be more extensive than its curtilage. All heritage assets have a setting,
irrespective of the form in which they survive and whether they are designated or not’.
10.12 The sensitivity of the setting is essentially its capacity to accommodate change
without harm to the heritage asset and its significance. The inbuilt rigour of the approach
outlined above should enable a clear understanding of the setting and its value in relation to
the development.
10.13 A new, key document in the consideration of this application is the Principles of
Cultural Heritage Impact Assessment in the UK (July 2021). This has been jointly published
by the Institute of Environmental Management & Assessment, the Institute of Historic
Building Conservation and the Chartered Institute for Archaeologists.
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10.14 The wide definition of cultural heritage, in this document, includes buildings and
structures, monuments, parks and gardens, battlefields, townscapes, landscapes, seascapes,
archaeological sites, as well as intangibles such as myths, festivals and traditions.
10.15 The document advocates a clear understanding of a cultural asset and the legal
framework which may serve to protect it. It also stresses the need for a thorough evaluation
of its significance and cultural heritage value. The consequences of any development or
change can then be assessed against these values or attributes, thus enabling the
magnitude of the impact to be judged and mitigation measures considered. The 2 principles
of CHIA and the 6 analytical stages from which they are formed are best summarised as
follows:
A. Understanding cultural heritage assets:
1. Describing the asset;
2. Ascribing cultural significance; and
3. Attributing importance.

B. Evaluating the consequences of change:
1. Understanding change;
2. Assessing impact; and
3. Weighting the effect.

10.16 The other key guidance document, which in many respects is similar to the CHIA
process, is the Historic England publication Historic Environment Good Practice Advice in
Planning 3: The Setting of Heritage Assets (2nd edition).

11.0

Local Plan Policy & Guidance

11.1 The new Local Plan for South Kesteven was adopted In January 2020. This document
sets out the aims and objectives of the local authority in relation to development within the
district up to the year 2036. The most relevant conservation policy in relation to this
application is as follows.
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11.2 In addition to this the following policies were also highlighted by the case officer in
the preliminary enquiry advice report:
Policy DE1 Promoting good quality design.
Policy SP2 Settlement hierarchy.
Policy SP3 Infill development.
Policy EN5 Water environment & flood risk management.

11.3 Of these Policy SP3 (infill development) is considered most pertinent and was
referred to by the conservation officer in her consultee comments. It states that all
settlements defined in policy SP2, which is in accordance with all the other relevant local
plan policies, will be supported provided that:
a.) It is within a substantially built-up frontage or redevelopment opportunity
(previously developed land);
b.) It is within the main built-up part of the settlement;
c.) It does not cause harm or unacceptable impact on the occupiers’ amenity of
adjacent properties;
d.) It does not extend the pattern of development beyond the existing built form;
and it is in keeping with the character of the area and is sensitive to the setting of
adjacent properties.

11.4 The district council’s Corby Glen Conservation Area Appraisal & Management Plan
provides a good analysis of the historic importance and townscape value of the village. It
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identifies a number of threats to the character and quality of the designated area. These
include loss of fabric and original architectural detail, inappropriate new developments,
incremental loss of boundary features and the subdivision of plots for residential infill
development. Although no longer relevant, the report highlighted the redundancy of the
Catholic chapel and the potential negative impact on conservation area.

12.0

Flood Risk & Sustainable Urban Drainage

12.1 The Environment Agency website has been consulted. This now links to the
government website (www.GOV.UK) and its Flood Map for Planning. The application site is
in Flood Zone 1 which is defined as land assessed as having a less than 1:1000 annual
probability of river or sea flooding (less than 0.1%). The map which shows the risk of surface
water flooding was also consulted. This categorises the risk at four levels:
high/medium/low/very low. The application site is situated in the lowest category ‘very low’
which illustrates a less than 1:1000 probability of surface water flooding. This is defined as
flooding occurring as a result of rainfall of between 1 in 1000 (0.1%) and 1 in 100 (1%)
chance in any given year.
12.2 Local plan Policy EN5 Water environment & flood risk management requires that all
development must avoid increasing flood risk and that surface water should be managed
effectively on site through use of Sustainable Urban Drainage Systems (SUDS).
12.3 Surface water from the roof will be collected using water butts and the surplus
discharged into an additional soakaway. The extension to the drive will be constructed using
free draining hard-core with a dressing of river gravel.

13.0

Environmental Protection & Potential for Land Contamination.

13.1 As is evidenced in the historic mapping and archive research, the land was a small
agricultural field (possibly paddock) until the construction of the church buildings in the mid19th century. The delineation of the curtilage, following the addition of the school would
suggest a separate area for either a vegetable garden for the presbytery or school use. The
likelihood of contamination is therefore considered to be very low.
13.2 The council’s Environmental Protection team have suggested a standard condition in
the event that contamination is discovered during excavation or construction works. This is
a sensible approach, and the clients are happy for the condition to be included on any
consent.
13.3 As suggested in the pre-application advice, a separate screening assessment (SKDC
pro forma) is included with this application.
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14.0

Accessibility

14.1 Corby Glen is a good-sized village and consequently has a reasonable level of service
provision including a doctor’s surgery, co-op store, two pubs, tearooms, playgroup, primary
and secondary schools and a church. There is also a fire station, playing field, village hall and
children’s play area.
14.2 The nearest towns are Bourne and Grantham, 8 and 9 miles away respectively, both
of which have an excellent range of services and employment opportunities.
14.3 The village is well serviced by public transport with buses to both towns. The
Delaines 303 service (www.delainebuses.com) to Bourne operates daily, including an hourly
service on Sundays. There is also the Centre Bus 4 route to Grantham and Stamford.

15.0

Inclusive Access

15.1 as shown on the proposed floor plans the dwelling will have a downstairs toilet and
all external doors will have level thresholds in accordance with Schedule M of the current
Building Regulations. This is also in line with the spirit of the Disability Discrimination Act
(DDA) and BS 8300: Design of Buildings and their Approaches to meet the needs of Disabled
People.

16.0

Justification & Impact Assessment

16.1 The proposed site is within the curtilage and setting of the grade II listed presbytery
and within the setting of the listed church. The stone boundary wall to each property is
curtilage listed and a positive feature within the street scene. To the southeast is the former
church or school building which is a building of local interest. All are within the conservation
area.
16.2 The original pre-application submission (S21/1119) proposed a pair of two-storey
dwellings behind the stone boundary wall. As can be seen from the pre-application response
included in the appendices, this level of development was not viewed favourably by the
conservation officer due to the impact on the setting of the presbytery and listed building
conservation area (expand upon). Following this response, the applicants appointed a
heritage consultant and chartered architect to reconsider the response and explore other
options for a detailed proposal, albeit on a much-reduced scale.
16.3 It was agreed by the design team that a single dwelling of a traditional cottage like
scale would be a more sensitive approach within this context. The southern end of the
garden was still considered to be the most appropriate location with the least impact on the
setting of the presbytery. This would be conditional on the retention of the pollarded tree
which has some degree of amenity value and would continue to provide a soft foil between
and to the buildings.
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16.4 A north-south alignment was considered for the footprint, but it was felt the
northern end would encroach unnecessarily onto the setting when viewed from High Street.
The mixture of shrubs along the boundary are of limited interest and would be removed,
allowing the level behind the wall to be reduced. This in turn would enable the first-floor
level of the proposed dwelling to be lowered and the overall impact of the proposal
reduced. Consequently, the new ridge height would be considerably lower than that of the
presbytery and the church.
16.5 The removal of the backfill would also reduce the loading on the wall and allow for
timely repairs of this curtilage listed structure.
16.6 The architect’s response to this less than satisfactory initial layout was to rotate the
footprint 90° giving an east-west alignment, parallel to the brick boundary wall. This would
leave the frontage as open as possible with no impact on the view down the drive or across
the frontage of the church. The position is also outside, and lower, than the root protection
area (RPA) of the beech tree.
16.7 A gable built in local limestone with raised, coped parapets and a matching chimney
stack would present to the street. As mentioned in the Summary of Special Interest of the
conservation area appraisal, this arrangement is often seen within the village. The
neighbouring cottage (number 34) to the north of the church also has an east-west
alignment and together with the new dwelling would effectively bookend the church and
presbytery.
16.8 The proposed dwelling is a simple building which is respectful of local vernacular
tradition. It would not compete stylistically with the former church buildings or the school.
Whilst a gable of local stone with raised parapets would be attractive, further interest could
be added by the use of a decorative date stone or similar set in the masonry.

Figure 18 - Artist’s impression of the proposed dwelling.
16.9 To complement the existing heritage assets and for its properties of natural
weathering and recessive visual qualities natural slate is proposed. The use of red clay
pantiles was considered but discounted as they would initially have a very bright and stark
appearance, especially when travelling into the village. It would be several years before they
weathered satisfactorily.
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16.10 The proposed windows are cottage-like flush timber casements with slimline double
glazing and timber lintels. Each window would have discreetly positioned trickle vents. The
pattern of fenestration is suitably random with a single traditional dormer on the North
elevation. Again, this would be visible on entering the village from the North.
16.11 The first-floor window to the cross gable on the proposed South elevation is for a
dressing room and would be permanently obscured to protect the amenity of the residential
property to the south. Note that there is established and high vegetation along this
boundary, within the neighbouring garden.
16.12 A fundamental concern highlighted in the pre-application response related to the
stone boundary wall and a desire to see it left intact. It is agreed that this curtilage structure
is a typical and important feature of the conservation area, which complements the setting
of the nearby buildings. In recognition of this it is proposed to share the existing access to
facilitate off-street parking for the new property. It is proposed to retain but relocate the
existing gates to the presbytery, setting them just beyond where the drive divides into two.
16.13 A sizeable private garden will be created by a continuation of the existing yew hedge
planting, beside the drive. Yew is a period correct plant and as an evergreen will provide all
year-round screening. It is to be managed at a height of 1.8 metres to ensure satisfactory
enclosure and privacy. The alignment of the new hedge planting will be set back at least a
metre from the edge of the drive to maintain and maximise the short distance view of the
presbytery along the access.
16.14 In addition to the continuation of the hedge planting it is proposed to plant a limited
number of small to medium sized specimen trees within the retained curtilage and the
proposed plot to provide a soft foil and framing for the buildings as well as seasonal
interest. Both for aesthetic value and biodiversity priority will be given to flowering trees
including crab apple, cherry, Rowan, sorbus and maple.
16.15 At the very start of the design process, building up off the boundary wall to create a
dwelling was considered but discounted in the early stages of the design process. Primarily
because of the type of construction and the extent of defects, but also because of the
potentially overbearing impact on passers-by. The proposed 1.5meter gap between the wall
and the gable allows adequate space for the construction of the new build and access for
long-term maintenance of each structure. Similarly, the footprint is just over 6m metres
from the brick boundary wall, leaving more than adequate space for a private courtyard
garden.
16.16 A new gravel drive branches off from the existing to service the property and provide
access to a detached single garage and off-street parking. The existing garden is sizeable and
is well in excess of what is necessary for a property of this size with 4 bedrooms.
16.17 The area chosen for the plot is far enough away from the existing dwelling so that
there will be no impact on the amenity of either residents. The minimum separation
between the presbytery and proposed dwelling is 25 m. The proposed subdivision also
allows for off-street parking, a discreetly located garage (built in either red clay brick or
matching natural stone) and private amenity space.
16.18 The relationship between newbuild and the heritage assets has sought to maintain
the best views, elevation and dominance within the street scene. This will be strengthened
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by additional structure planting and specimen trees carefully chosen to frame the new build
with the added bonus of ultimately screening views of the council housing behind.
16.19 A minor intervention includes the creation of a pedestrian gateway in the boundary
wall this would be no greater than a metre wide and make the new dwelling more legible
from the public realm. It would also free up stone for the planned repair of the boundary
wall. The map regression included within this document shows that there had previously
been a larger opening in the wall, aligned with the track shown on the Ordnance Survey
extract. Butt joints are visible in the extant wall indicating subsequent infilling. The insertion
of a good quality timber or metal hand gate would also mitigate the minor impact of this
intervention.
16.20 Any potentially detrimental visual impacts on the setting of the conservation area
have been eliminated by careful site planning together with appropriate scaling and
massing. The simple vernacular design aesthetic adopted and the use of good quality
building materials from the limited palette of the local vernacular tradition will undoubtedly
help the proposal to assimilate sympathetically into this context.
16.21 Paragraph 206 of the NPPF states that local planning authorities should look for
opportunities for new development within conservation areas and world heritage sites, and
within the setting of heritage assets, to enhance or better reveal their significance.
Proposals that preserve those elements of the setting that make a positive contribution to
the asset (or which better reveal its significance) should be treated favourably.
16.22 Paragraph 197 also states that in determining applications, local planning authorities
should take account of see the desirability of new development making a positive
contribution to local character and distinctiveness.
16.23 As mentioned in the previous section, the current Local Plan Policy SP3 Infill
development has four criteria to be addressed. The first requires that a site be within a
substantially built-up frontage, the second that it is within the main built-up part of the
settlement. The High Street is one of the three main streets in the village and is
predominantly residential. It forms part of the historic core and is close to local services and
therefore sustainable.
16.24 The third criteria requires the protection of the amenity of adjacent properties. The
building has an east-west alignment and limited aspect at first-floor level. Privacy for both
the existing residents and occupants of the newbuild will be achieved by the retention of
the stone and brick boundary walls as well as the new structure planting and more than
adequate separation distances between two plots and neighbouring occupiers.
16.25 The final criteria essentially demands that the pattern of development does not
extend beyond existing built form and is in keeping with and sensitive to the local character
and context. This scheme responded positively to the pre-application advice and reduced
the number of dwellings and the size to a comparatively modest family home. The design of
the building, including materials, has responded positively to local vernacular traditions
which will help it assimilate into its setting. Although arguably the extent of the setting has
been reduced, the best views of the church and presbytery have been maintained. The
interest within the streetscene and the various views within the conservation area have
been improved by the addition of this well-designed building which will partially screen the
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less than satisfactory views of the council houses which form a backdrop to the heritage
assets.
16.26 This is all in accord with Policy DE1 Promoting Good Quality Design a which states
that all development will be expected to make a positive contribution to local
distinctiveness, vernacular and character of the area.

17.0

Conclusion

17.1 We hope to have demonstrated that the application site that the site has capacity to
accommodate this appropriately scaled development without harm to setting of the former
church buildings or their significance.
17.2 In addition to this what limited impact there may be because of the proposals could
be compensated for by mitigation measures which include high-quality materials,
appropriate massing, architectural detailing and additional structure planting.
17.3 No other built heritage assets (designated or non-designated) are judged to be
affected by the proposals.
17.4 Overall, the magnitude of the visual impact on the setting of the designated
heritage assets (listed buildings and conservation areas) is judged to be medium
beneficial which is defined as ‘the alterations enhance, to a clearly discernible extent, the
heritage asset or the ability to appreciate its significance values’. The level of any harm is
therefore considered to be certainly much less than significant.
17.5 Paragraph 202 of the NPPF states that ‘where a development proposal will lead to
less than substantial harm to the significance of a heritage asset, this harm should be
weighed against the public benefits of the proposal including, where appropriate, securing
its optimum viable use’. We would therefore contend that this proposal represents a more
efficient use of land in a sustainable location which will provide a new family home.
17.6

The proposals are therefore in accordance with both national and local policy.

Jonathan Biggadike PG Dip LA CMLI
Historic Building Consultant & Chartered Landscape Architect
Dragonfly Building Conservation & Landscape Design Ltd
Registered Office: 6 Scoldhall Lane, Surfleet, Spalding, Lincolnshire, PE11 4BJ.
M: 07772 509351

E: jbiggadike@outlook.com
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