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SOUTH HOLLAND DISTRICT COUNCIL

Report of: Development Manager

To: Planning Committee - 10 April 2018

(Author: Mark Simmonds -  Planning Officer)

Purpose: To consider Planning Application H04-1190-17

Application Number: H04-1190-17 DDate Received: 13 December 2017

Application Type: LISTED BUILDING

Description: Proposed residential development along with the demolition of Tap Bar and rear
projections

Location: FORMER RED COW HOTEL 8 HIGH STREET DONINGTON

Applicant: Market Homes Ltd AAgent: Swann Edwards Architecture
Ltd

Ward: Donington, Quadring and
Gosberton

Ward Councillors: Do not Consult
Cllr C N Johnson
Cllr J L King

1.0 REASON FOR COMMITTEE CONSIDERATION

1.1 This listed building consent application concerns proposed physical alterations to The Red Cow
only, and is presented for Committee consideration in tandem with the related full planning
application for conversion of The Red Cow and redevelopment of the wider site.

2.0 PROPOSAL

2.1 As part of a wider development scheme, this Listed Building application seeks consent for
proposed residential development along with the demolition of Tap Bar and rear projections.

2.2 The previous application for the development of 31 dwellings was approved on 7th December
2016, under planning references H04-0314-16 and H04-0315-16.

2.3 The new scheme proposes to reduce the numbers of dwellings from 31 to 18, but still provides
1,2, and 3 bed dwellings consisting of flats, townhouses and semi detached houses.

2.4 The development proposes to provide ample off street parking (36 spaces), secure cycle
storage along with amenity areas for the enjoyment of occupiers, with a combination of low
maintenance hard and soft landscaping to be introduced particularly to the rear of the site
(north) to soften up its current industrial appearance.

2.5 The proposal allows for the existing trees on the site to remain.  These are to be protected with
temporary fencing during construction.  The areas around the trees are to be cleared and
maintained as community gardens for the residents of the development.  A full planting scheme



and schedule will be prepared at a later date and is to be a condition of any future planning
approval.

2.6 New fencing is to be introduced to subdivide garden areas and define boundaries to adjacent
land.  The development will be served via the existing accesses and utilise the existing parking
areas.  These accesses are to be used for both vehicular and pedestrian access to and from
the site.  Each of the units has a parking space along with communal cycle storage.

2.7 The applicant submitted amended plans on the 28th March 2018 to show the dwellings nearest
6 High Street rotated on their axis to further mitigate any impacts upon the residential amenity
of that property.

33.0 SITE DESCRIPTION

3.1 The Red Cow is located on High Street at the heart of Donington.  The Village of Donington is
well served with a range of facilities and services within close proximity to the development site.
High Street comprises of a variety of different uses and local services ranging from residential
to shops, food and drink, community uses, etc.

3.2 The former coaching inn is a Grade 2 Listed Building and a large prominent frontage along High
Street, spanning over 33m wide.  The Red Cow has been closed for approximately 16 years.
During this time, the building has fallen into serious disrepair and is listed on the authority's 'at
risk' register.

3.3 Of less visual value, but of equal significance in terms of planning consideration, is the rear of
the site.  The appearance and overall visual amenity to the rear is less characterful despite still
being within the boundaries of the Conservation Area.  Land uses to the rear consist of housing
(Barnsdale Mews) and commercial units of a light industrial/engineering nature.

3.4 The additional land to the rear of the Red Cow is accessed from Church Street, this entrance is
shared by neighbouring businesses along with adjacent residential  properties.  This area had
been used as over flow car parking by the local community, informally for many years.
However, the land is privately owned and forms part of the red line development site.

4.0 RELEVANT PLANNING POLICIES

4.1 The Development Plan

South Holland District Local Plan, July 2006

The South Holland Local Plan 2006 was formally adopted on 18 July 2006. Following a
direction from the Government Office for the East Midlands under paragraph 1(3) of Schedule
18 to the Planning and Compulsory Purchase Act 2004, as of 18 July 2009 only certain Local
Plan policies have been extended and continue to form part of the development plan.  In the
context of those saved policies referred to below, it is considered that the Local Plan was
adopted in general accordance with the Planning and Compulsory Purchase Act 2004 (albeit
under the transitional arrangements).  Those policies referred to below are considered to accord
with the thrust of guidance set out in the National Planning Policy Framework, and in the
context of paragraph 215 of the NPPF should therefore continue to be given substantial weight
in the decision making process.

Policy SG1 -  General Sustainable Development
Policy SG14 - Design and Layout of New Development
Policy SG17 - Protection of Residential Amenity
Policy SG20 - Extensions and Alterations to Existing Buildings

4.2 If regard is to be had to the development plan for the purpose of any determination to be made
under the Planning Acts, Section 38 (6) to the Town and Country Planning Act as amended by
the 2004 Act states that the determination must be made in accordance with the plan unless
material considerations indicate otherwise.

National Guidance



National Planning Policy Framework (NPPF), March 2012

Paragraph 14 - The presumption in favour of sustainable development
Paragraph 17 - Core planning principles
Section 7 - Requiring good design
Section12 -  Conserving and enhancing the historic environment

Planning Practice Guidance (PPG), 2014

5.0 RELEVANT PLANNING HISTORY

5.1 H04-0314-16 and H04-0315-16. Proposed residential development (31 dwellings) and
demolition of Tap Bar.  Approved with conditions 7/12/16.

5.2 H04-0030-11 & H04-0031-11 Conversion of public house into bar/restaurant, dental surgery
and 5 flats, including partial demolition, together with the erection of 7 dwellings to the rear.
Application withdrawn.

6.0 REPRESENTATIONS

6.1 Anglian Water

Recommends condition relating to surface water management strategy.

6.2 Public

Comment: Boundary wall on the east side to be rebuilt is only 1.8 metre high, this is not high
enough as it is replacing the current wall of some 4 metre high and also there are windows on
this side overlooking neighbouring property which there never was in the existing building on
this side apart from these 2 issues looks very appealing.

7.0 MATERIAL CONSIDERATIONS

7.1 This is one of two current applications relating to the The Red Cow building and adjoining land.
Planning application ref.  H04-1189-17  which includes the alterations to the Red Cow and
residential development on land to the rear forms the subject of the preceding report.

7.2 The main considerations in relation to this Listed Building application are:

·Effect on the character/appearance of the building;
·Need to regenerate the building;
·Planning policies/Government advice.

7.3 Character & Appearance

7.4 The former coaching inn was listed in January 1988.  The hotel and the well documented
assembly room dates back to the 17th Century.  It was re-fronted and raised in the 1800s and
then altered in the late 19th and 20th Century.   The building is colour washed and rendered
with stucco dressings, slate roof, 2 gable and single ridge stacks. 3 storeys at the maximum
height with 7 bay front with first and second floor stucco bands.  Located to the right of the main
facade is an open segmental carriage arch.

7.5 The application proposes to carry out restoration works that fall into the main categories of
repair (works to existing features known and understood) and rebuilding (forming replacement
sections of structure lost to collapse).  Where repair is required, this is to be undertaken using
appropriate materials in a sensitive and traditional manner.  Where rebuilding is the best course
of action (either due to dilapidation or through the advice of the structural engineer),
replacement materials will aim to be faithful to the original integrity of the building.



7.6 Internally, there has been some damage to the walls, ceiling and floorboards from vandalism
and weather ingress.  However, much of the interior remains intact and will be subject to repair
as required.

7.7 The proposed scheme of repair and conversion would enhance the significance of the building
by restoring the appearance of the exterior and renovation of the interior and healing the years
of vandalism, abandonment and bringing the building back into a productive use in a prominent
landmark location.

7.8 Historic England are on the whole supportive of the proposal but raised 3 issues for
consideration by the LPA:

1.Significance;
2.Impact; and
3.Policy Context.

7.9 Paragraph 131 of the NPPF states that in determining planning applications, local planning
authorities should take account of:

- the desirability of sustaining and enhancing the significance of heritage assets and putting
them to viable uses consistent with their conservation;

- the positive contribution that conservation of heritage assets can make to sustainable
communities including their economic vitality; and

-the desirability of new development making a positive contribution to local character and
distinctiveness.

7.10 The retention of the frontage and rear wing are the two areas that are most prominent and
makes a positive contribution to the character and appearance of the Conservation Area.  The
programme of retention, repair, enhancement and protection drives the importance of the
building's significance as a historic asset.  The former tap room is of a condition that cannot be
saved and used for any sustainable purpose.  The demolition and its replacement with a
contemporary building with strong traditional features and vernacular, and preserving the
existing courtyard layout, demonstrates a real commitment towards its historic form and fabric in
line with paragraph 131 of the NPPF, 2012.  The application is considered to comply with Local
Plan Policy SG1, SG14, SG17, SG20 and guidance set out in Section 12 of the NPPF.

7.11 Need to regenerate the building

7.12 Paragraph 134 of the NPPF, 2012, states that where a development proposal will lead
to less than substantial harm to the significance of a designated heritage asset, this harm
should be weighed against the public benefits of the proposal, including securing its optimum
viable use.

7.13 The Red Cow occupies a prominent position in the streetscene and Conservation Area.  The
building has been derelict for a considerable number of years and showing signs of serious
disrepair and decay, both internally and externally.  The refurbishment and reuse of the building
is therefore of paramount importance and the proposal will ensure that the residential
development will be sustainable and continued into the future.

7.14 Policy context

7.15 The Local Plan no longer contains policies relating to Listed Buildings.  Section 12 of  the NPPF
2012, contains current Government advice and this was further reiterated by Historic England in
there consultation advice which also details the statutory requirement to have special regard to
the desirability of preserving the building and their setting (s16 & 66 Planning (Listed Building
and Conservation Areas) Act 1990) which must be taken into account in decision making.

7.16 Furthermore, paragraph 132 of the NPPF, advises that, When considering the impact of a
proposed development on the significance of a designated heritage asset, great weight should
be given to the asset's conservation.



7.17 Conclusion

7.18 In this case, a balanced judgement needs to be made when considering the proposal against
policy, Government guidance and statutory advice and what may now be regarded as a
pressing need to refurbish the building and bring it back into a viable and optimum use.

7.19 These argument have been considered and it is accepted that the need to renovate outweighed
the concerns relating to the potential adverse effects on the Listed Building.  In terms of the
affects and impact of the refurbishment, there is a commitment from the applicant which will be
further secured through conditioning, that works will be carried sensitively and sympathetically
in consultation with statutory bodies to positively enrich the historic emphasis of the building.
Both factors have been well considered in the determination of this application.

8.0 RECOMMENDATIONS

8.1 AAuthorised to Grant Listed Building Consent subject to Conditions listed at Section 9.0 of this
report.

9.0 CONDITIONS

1. The works must be begun not later than the expiration of three years beginning with the date of
this consent.

Reason: As required by Section 18 of the Planning (Listed Buildings and Conservation Areas)
Act 1990 as amended by the Planning and Compulsory Purchase Act 2004.

2. The development hereby permitted shall be carried out in accordance with the following
approved plans:
Drw No 5392-1 Topographical Survey;
Drw No SE849 01 Survey Drawing;
Drw No SE849 02;
Drw No SE849 03
Drw No SE849 04;
Drw No SE849 05;
Amendment 1 - Dwg. No. SE-849-20-B;
Amendment 1 - Dwg. No. SE-849-21-B;
Amendment 1 - Dwg. No. SE-849-22-B;
Amendment 1 - Dwg. No. SE-849-23-B
Design & Access Statement November 2017;
Traffic & Parking Statement November 2017
Heritage Assessment November 2017

Reason: For the avoidance of doubt and in the interests of proper planning.



3. No development shall take place until a written scheme of archaeological investigation has
been submitted to and approved in writing by the Local Planning Authority.  This scheme should
include the following and should be in accordance with the archaeological brief supplied by the
Lincolnshire County Council Historic Environment advisor on behalf of the Local Planning
Authority:

1. An assessment of significance and proposed mitigation strategy (i.e. preservation by record,
preservation in situ or a mix of these elements).
2. A methodology and timetable of site investigation and recording
3. Provision for site analysis
4. Provision for publication and dissemination of analysis and records
5. Provision for archive deposition
6. Nomination of a competent person/organisation to undertake the work
7. The scheme to be in accordance with the Lincolnshire Archaeological Handbook.
The archaeological site work shall only be undertaken in accordance with the approved written
scheme.

Reason: To ensure the preparation and implementation of an appropriate scheme of
archaeological mitigation in accordance with national guidance contained in Section 12 of the
National Planning Policy Framework, 2012.  This issue is integral to the development and
therefore full details need to be finalised prior to the commencement of works.

4. The applicant shall notify the Lincolnshire County Council Historic Environment Department in
writing of the intention to commence at least fourteen days before the start of archaeological
work required in connection with Condition 3 above in order to facilitate adequate monitoring
arrangements.

Reason: To ensure satisfactory archaeological investigation and retrieval of archaeological finds
in accordance with national guidance contained in Section 12 of the National Planning Policy
Framework, 2012.

5. A copy of the final report required in connection with Condition 3 above shall be submitted
within three months of the work being carried out to the Local Planning Authority and the
Lincolnshire Historic Environment Record.  The material and paper archive required as part of
the written scheme of investigation shall be deposited with an appropriate archive in
accordance with guidelines published in The Lincolnshire Archaeological Handbook.

Reason: To ensure satisfactory arrangements are made for the recording of possible
archaeological remains in accordance with national guidance contained in Section 12 of the
National Planning Policy Framework, 2012.

6. Prior to development, the developer is required to undertake full historic building recording and
include an in depth analysis of the building and highlight any features that are of particular note
and all the upstanding buildings on this site.

Reason: To ensure satisfactory arrangements are made for the recording of historic buildings
and  features in accordance with national guidance contained in Section 12 of the National
Planning Policy Framework, 2012.

7. Before the commencement of the development hereby permitted a schedule of all materials of
construction, reconstruction and renovation of buildings and hard surfaced areas shall be
submitted to and approved in writing by the Local Planning Authority. Samples shall be provided
as may be required by the Local Planning Authority for the materials in the schedule and the
use of such samples shall be approved in writing by the Local Planning Authority. The
development shall be constructed and completed in accordance with the schedule and samples
so approved.

Reason: To ensure that the Local Planning Authority retains control of the materials of
construction in the interests of the appearance of the development and the character and
appearance of the Grade II Listed Building and the Long Sutton Conservation Area.
This condition is imposed in accordance with Section 12 of the National Planning Policy
Framework 2012.



8. The frontage of the former coaching inn and its rear wing shall be retained and converted in
accordance with full architectural and structural specifications which shall be submitted to and
approved in writing by the Local Planning Authority before that element of the development is
commenced. The submitted information shall include full details and records of all internal
features to be removed and all features to be retained and incorporated within the completed
development.

Reason: To ensure a satisfactory development in the interests of preserving this curtilage Listed
Building.
This condition is imposed in accordance with Section 12 of the National Planning Policy
Framework 2012

9. Large scale constructional drawings and plans (at a scale of at least 1:10) of the following
details shall be submitted to and approved in writing by the Local Planning Authority. No work
shall be commenced in advance of that approval and the development shall be completed in
accordance with the approved details:
- All new doors and windows, including surrounds, heads and cills.

Reason: To ensure a satisfactory development in the interests of preserving the character and
integrity of the Listed Building.
This condition is imposed in accordance with Section 12 of the National Planning Policy
Framework 2012 building.

10. All areas of new works, renovation and making good shall be carried out in accordance with a
detailed specification to be first submitted to and approved in writing by the Local Planning
Authority.

Reason: To ensure a satisfactory development in the interests of preserving the character and
integrity of the Listed Building.
This condition is imposed in accordance with Section 12 of the National Planning Policy
Framework 2012 building.

11. There shall be no internal alterations to the building, other than in accordance with details which
have been previously submitted to and approved in writing by the Local Planning Authority.

Reason: To ensure a satisfactory development in the interests of preserving the character and
integrity of the Listed Building.
This Condition is imposed in accordance with Section 12 of the National Planning Policy
Framework 2012 building.

Background papers:- Planning Application Working File

Lead Contact Officer
Name and Post: Richard Fidler ,  Development Manager
Telephone Number: 01775 764428
Email rfidler@sholland.gov.uk

Appendices attached to this report:
Appendix A Plan A




