
 

 

 

BULCOTE PARISH COUNCIL COMMENTS ON THE FURTHER 

INFORMATION PROVIDED IN RESPECT OF  

PLANNING APPLICATION for BULCOTE FARM RE-DEVELOPMENT Ref: 

15/00784/FULM, 15/00784/LBC, 17/02325/FULM 
 

 

The following is Bulcote Parish Council’s response to the Enabling Development Executive Summary 

dated July 2018, prepared by the applicant and submitted in support of the planning application at 

Bulcote Farm.  The submitted document seeks to satisfy the following statements that form Historic 

Englands “policy” on enabling development as set down in their guidance document “Enabling 

Development and the conservation of significant places” 

 

Enabling development that would secure the future of a significant place, but contravene other 

planning policy objectives, should be unacceptable unless: 

a. it will not materially harm the heritage values of the place or its setting 

The Executive Summary attempts to reduce the architectural merits of the existing farm 

buildings in favour of its historical interest as a Model Farm.  This has been done to try and 

offset the obvious impact that the new build housing will have on the Bulcote Farm setting.   It 

also fails to acknowledge that the infill housing adjacent Corporation Cottages will result in the 

loss of a significant view that is identified in the Bulcote Conservation Area Report 2001.  In fact 

the Parish Council feels that not enough consideration has been given to the proposed 

development being within the Conservation Area setting  insofar as it’s designation should 

provide for “……any changes or new development, either within or adjoining the area, to be 

sympathetic  to and respect it’s character.”   

Historic England have commented that the development “……………will fundamentally change 

the agricultural character of the farmstead through domestication and intensity of use.”   And 

the terrace housing in particular “……will harm the appreciation and understanding of the 

significance of the model farm, which in part is derived from its agricultural setting and direct, 



uninterrupted relationship with the rural landscape.”  They also state that “On the basis of the 

submission, we believe this proposal is harmful to the significance of the designated heritage 

asset.” 

b. it avoids detrimental fragmentation of management of the place 

Given that the converted buildings will have a divided and separate ownership it is not clear 

how a unified regime of repair and maintenance will be managed to secure the long term future 

of the buildings.  There will also be fragmentation of Bulcote Village with such a large proportion 

of new housing been provided south of the railway and benefiting from almost all of the village 

amenities. 

c. it will secure the long-term future of the place and, where applicable, its continued use for a 

sympathetic purpose 

The Parish Council support securing the long term future of the farm buildings, but remain 

sceptical of the need for enabling development. 

d. it is necessary to resolve problems arising from the inherent needs of the place, rather than the 

circumstances of the present owner, or the purchase price paid 

The very large extent of the enabling development is caused by the circumstances of the 

present owner insofar as they are insisting that this is a “for profit” development.  In addition 

whilst they are happy to insist that the community compromise and not get any CIL they are not 

prepared to similarly compromise on their commercial requirement for profit.  It could also be 

argued that the extensive development is derived from the neglect of the owner in failing to 

maintain the buildings. 

e. sufficient subsidy is not available from any other source 

The Parish Council acknowledges this might be the case, but we are also aware that offers made 

by developers to acquire the buildings have been rejected, presumably so that the applicant can 

maximise the commercial value of the site if sold with planning permission. 

f. it is demonstrated that the amount of enabling development is the minimum necessary to secure 

the future of the place, and that its form minimises harm to other public interests 

Bulcote Parish Council are not convinced of the need for enabling development and consider 

that it is being used as a device to obtain planning permission for commercial gain under the 

pretense of the need to secure the future of the listed buildings through repair and conversion 

to residential use.  It is acknowledged that Jones Lang LaSalle have apparently undertaken an 

independent appraisal of the viability assessment, although we have recently been informed by 

the applicant that this was paid for by them.  This surely brings into question whether the 

appraisal is entirely objective and independent.  



The need for 48 new dwellings in order to subsidise the repair and conversion of 24 converted 

dwellings seems entirely illogical given that the primary structure and its foundations already 

exist.   The Elemental Defect Appraisal Survey carried out by Sheperd Myers dated October 2012 

states in its conclusions that for the majority of the buildings “The cost of repairs and conversion 

would be similar to that of an equivalent new build”.  It is therefore difficult to accept that there 

is an apparent conservation deficit of 2.86 million pounds.  Unfortunately this cannot be 

challenged as the Viability Assessment and subsequent JLL appraisal have not been made 

available for public scrutiny.  

g. the public benefit of securing the future of the significant place through such enabling 

development decisively outweighs the disbenefits of breaching other public policies  

Bulcote Parish Council would question what is the public benefit that is proved?  The public, 

represented by the residents of Bulcote, are very much against the development as it is 

currently proposed.  To suggest that the public benefit decisively outweighs public policy is not 

accepted. 

The Enabling Development Executive Summary appears to try and make its point by an over use of the 

words “robust” and “rigourous” whilst at the same time being selective in terms of the references used 

to support its argument.  For example it refers to the Building Condition Survey (referred to above) 

having identified serious structural damage in some buildings and seeks to support this with two 

photographs of what is relatively minor damage.  The Parish Council have obtained professional 

structural engineering advice in relation to the structural condition of the buildings as reported and the 

structural defects are no more than would be expected of buildings of this age and being subject to a 

minimal level of maintenance.  None of the defects identified can be described as serious and if that was 

the case why have they not been addressed by the owner. 

Reference is made to the development being a significant public benefit and bringing other benefits to 

local community and area.  Given that the local community are against the proposals it is difficult to 

appreciate what these might be.  

The document concludes in summarising a number of points as follows. 

The enabling development has been sensitively located to have the minimal impact on the 

setting of the listed buildings and has been located on the previously developed footprint of the 

farm. This minimises impact on the openness of the Green Belt and in places, such as the modern 

Dairy Farm, will dramatically improve it.  

This does not appear to be the view of Historic England – see above – or Matthew Tubb, Senior Planner 

(Policy) for N&SDC. 

 In terms of highways, despite the constraints of the site, the proposals can clearly provide safe 

and accessible routes for residents that comply with national guidance such as the Manual for 

Streets. In fact, the highways proposals will significantly enhance the level of accessible and 



sustainable routes in this location, which do not currently exist, which will benefit existing and 

future residents alike.  

According to the latest response from Notts CC Highways this statement is entirely flawed and fails to 

recognise the impact of the safety requirements of the rail crossing and the effect on residents who 

have no off street parking.  The approach to Bulcote Farm is what it is; a rural road within a 

Conservation Area and to try and create something that is akin to a modern residential development 

must be rejected. 

1. In addition, the further benefits, outlined below, will be brought forward by the 

proposed development. A new, enhanced and larger community space will be created 

through the scheme which will create a focal point for the community providing space 

for events, classes and Parish Council meetings.  

2. The quadrangle will be landscaped to create 1,168m2 of usable greenspace for 

residents within the area and a total of 1934sqm of additional open space is provided 

for the community.  

3. Road widening improvements and a new dedicated pedestrian footway, leading to the 

betterment of highways infrastructure for existing as well as new residents.  

4. During the construction phase, the proposals will support the economy through the 

creation of new jobs and training opportunities.  

5. Once completed, the development will contribute to diversifying the housing mix 

within Bulcote, and proving a much needed mix of smaller family homes, as identified 

within the District and will provide additional spending within the local area, 

supporting local facilities and services 

1 & 2 have previously been commented upon in the Parish Councils original response.  In essence the 

proposed community space is smaller in area than the current space and does not take account of the 

potential  50% increase in village population.  The green space within the quadrangle is defined by the 

private residences that will surround it and as such is unlikely to be of benefit to the rest of the 

village. 

3 Proposals for highway improvements have yet to be approved by Highways and there would appear 

to be very little likelihood of them doing so.  In fact the applicant appears to have totally ignored this 

issue presumably in the hope that the overriding factor for planning approval will be the restoration 

of the farm buildings and that highway access will become a faite accompli.  

4 The suggestion that the construction phase will support the economy through the creation of new 

jobs etc.  is a stock phrase that will have no substance in reality.  In fact the construction phase will 

have a very severe impact on the community with dust, noise and increased traffic.  

5 Again this incorporates stock phrases that have no substance.  Bulcote has no facilities and relies on 



those in Burton Joyce.  It will therefore provide no benefit to Bulcote and in fact will place even 

greater pressure upon local schools and healthcare services in the neighbouring villages of Burton 

Joyce and Lowdham.  

On balance it is considered that the very substantial public benefits from securing a 

sustainable use for a nationally important Grade II Listed Model Farm far outweigh the limited 

enabling development located on the previously developed footprint of the farm. The 

development has minimal impact on the openness of the Green Belt and will deliver highways 

improvements alongside the range of additional benefits the proposals bring.  

The statements made in this concluding comment are not borne out by the evidence presented.   

Very substantial public benefits have not been proved and to suggest that there will be only limited 

enabling development is inconceivable.   The fact that some of this enabling development will be on 

the footprint of the previously developed farm is not supported by N&SDC Planning Policy (Matthew 

Tubb) or Historic England in its proposed form.  Similarly the suggestion that there is minimal impact 

on the openness of the Green Belt is not supported and the suggestion that the proposals will bring 

highway improvements alongside the range of additional benefits is arrogant and conceited.  

This new document was expected to provide some clarity on the financial aspects of the Viability 

Assessment given that it purports to contain commercially sensitive information and has not been 

made available for public scrutiny.  In essence it provides nothing more than headline figures even 

though it states that these are derived in part from Building Cost Information Service (BCIS) build 

costs which are broadly available to any construction professional.  Furthermore the Historic England 

document on enabling development declares the likely profit to be expected.  It is therefore difficult 

to appreciate, what commercially sensitive information it contains.   

The “Enabling Development Executive Summary” has failed to change Bulcote Parish Councils view on 

the proposed development and has if anything reinforced some of our objections.  Furthermore we 

consider that it has failed to fully satisfy any of the seven statements of The Policy set down in 

Historic England’s guidance document that would make Enabling Development acceptable.  We 

remain supportive of refurbishing the existing farm buildings, but are not convinced of the need or 

motives for enabling development and therefore object to the submission in its current form. 

BULCOTE PARISH COUNCIL  

29 August 2018 

 

 

 


