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APPLICATION NO PA/2023/1602 

APPLICANT Mr Adam Storey 
  
DEVELOPMENT Planning permission for two-storey extension and single-storey 

extension to form an orangery and erect an attached garage 

LOCATION Pademoor Cottage, unnamed road between Crowle and 
Luddington via Leam House, Eastoft, DN17 4PZ 

PARISH EASTOFT 

WARD Axholme North 

CASE OFFICER Deborah Oikeh 

SUMMARY 
RECOMMENDATION 

Approve with conditions 

REASONS FOR 
REFERENCE TO 
COMMITTEE 

Departure from the development plan   

POLICIES 

National Planning Policy Framework: 

12 Achieving well designed and beautiful places 

North Lincolnshire Local Plan:  

DS1 General requirements 

DS5 Residential extensions 

DS7 Contaminated land  

DS14 Foul sewage and surface water drainage 

DS16 Flood risk 

T2 Access to development 

T19 Car parking provision and standards 

RD2 Development in the open countryside 

RD10 Replacement, alterations and extensions to dwellings in the open countryside 

North Lincolnshire Core Strategy: 

CS1 Spatial strategy for North Lincolnshire 

CS2 Delivering more sustainable development  
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CS3 Development limits 

CS5 Delivering quality design in North Lincolnshire 

CS19 Flood risk 

Housing and Employment Land Allocations Development Plan Document: 

PS1 Presumption in favour of sustainable development 

New North Lincolnshire Local Plan Submission: The new North Lincolnshire Local Plan 
was submitted for public examination to the Planning Inspectorate on 11 November 2022. 
Examination of the Plan has therefore commenced, although public hearing sessions are not 
anticipated until late 2024. 

The Submitted North Lincolnshire Local Plan can be given some weight as a material 
planning consideration in the determination of planning applications. The relevant policies 
concerning this application are: 

RD1 Supporting sustainable development in the countryside 

SS1 Presumption in favour of sustainable development 

SS3 Development principles 

SS11 Development limits 

DM1 General requirements 

CONSULTATIONS  

Highways: No objections subject to conditions. 

LLFA Drainage: No objections subject to conditions. 

PARISH COUNCIL 

No objections. 

PUBLICITY 

A site notice has been displayed – no comments have been received. 

ASSESSMENT 

Planning history 

PA/2018/2364: Planning permission for a detached two-storey garage with store above –
approved 08/02/2019 

Site constraints 

 The site lies outside the development boundary of Eastoft according to the HELADPD 
2016.  
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 The site is within SFRA flood zone 2/3a tidal. 

Proposal and site characteristics  

This proposal seeks planning permission to erect a two-storey extension and a single-storey 
orangery with an attached garage to the existing dwelling. The application site is at the end 
of a row of dwellings on an unnamed road near Luddington. The site is bordered to the south 
by a few detached dwellings and to the north and west by the open countryside. 

The site comprises a two-storey property with a garage and outbuilding at the edge of the 
unnamed road. These outbuildings would be demolished, as shown on the site plan, to 
accommodate the proposed extensions. There are other outbuildings to the rear of the site, 
within the site’s boundary. The site is outside of any development limits as identified by the 
Housing and Employment Land Allocations DPD 2016. 

Main considerations 

 Principle of development 

 Impact upon amenity and the character of the area 

 Flood risk and drainage 

 Impact upon highway safety. 

Principle of development 

Section 38(6) of the Planning and Compulsory Purchase Act 2004 provides that, if regard is 
to be had to the development plan for the purpose of any determination to be made under 
the planning Acts, the determination must be made in accordance with the plan unless 
material considerations indicate otherwise.  

The North Lincolnshire development plan consists of the saved policies of the North 
Lincolnshire Local Plan (NLLP), the North Lincolnshire Core Strategy (NLCS) and the 
Housing and Employment Land Allocations DPD. Other material considerations include the 
National Planning Policy Framework (NPPF), the emerging North Lincolnshire Local Plan and 
a suite of supplementary planning documents. 

The application site is outside the development limit for Eastoft as defined in the Housing and 
Employment Land Allocations DPD and so constitutes development within the countryside. 
Core Strategy policies CS2 and CS3 and local policy RD2 partly seek to control development 
in the open countryside. Policy RD2 in particular states that development would be granted 
for applications essential to agriculture or forestry, the re-use or adaptation of existing rural 
buildings, or the replacement, alteration or extension of an existing dwelling, amongst others. 

Policy CS5 states that new developments should be well designed and appropriate for their 
context, and contribute to creating a sense of place, any proposed development needing to 
respect the character and appearance of the local area. 

Therefore, proposals for the extension or alteration of an existing dwelling in the open 
countryside are considered acceptable, subject to an assessment of their impact on the 
character or appearance of the open countryside or a nearby settlement in terms of siting, 
scale, massing, design and use of materials. 
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Impact upon amenity 

Policy DS1 aims to ensure that development does not unduly impact neighbouring amenity 
in terms of noise, smell, fumes, dust or other nuisance.  

Policy DS5 also seeks to ensure that proposals do not result in adverse impacts upon 
neighbouring amenity by unreasonably reducing sunlight or daylight, overshadowing, 
overbearing impact or loss of privacy to adjacent dwellings. The proposal is expected to be 
sympathetic in design, scale and materials to the existing dwelling and its neighbours. 

The nearest dwellings to the application site are situated south-west. However, there exists 
a reasonable separation distance between the application site and these dwellings, as well 
as screening from existing boundary treatment. Therefore, the likelihood of the proposal 
having an adverse impact on neighbouring properties, in terms of overshadowing or being 
overbearing, is limited. Similarly, a reasonable percentage of the proposed openings to the 
extension and dwelling would face south-east. There is limited prospect for overlooking into 
neighbouring sites to the south. 

It is therefore considered that the proposal would not carry unacceptable overbearing, 
overlooking or overshadowing impacts that would be detrimental to the residential amenity 
rights of adjoining neighbours and aligns with policy DS5.  

Impact upon the character of the area 

Policy CS5 states that new developments should be well designed and appropriate for their 
context, and contribute to creating a sense of place, any proposed development needing to 
respect the character and appearance of the local area. Policy RD2 also seeks to protect the 
character and appearance of the countryside. 

The site is entirely outside the development boundary; therefore policy RD10, which relates 
to development in countryside, applies. Policy RD10 (ii) in particular specifies that ‘the volume 
of any proposed alteration or extension shall not exceed that of the original dwelling by 20%, 
exclusive of the normal permitted development rights and the original dwelling forms the 
dominant visual feature of the dwelling as extended.’  

In terms of appearance, the external façade of the dwelling will be finished with red multi clay 
brickwork in plain sand cement mortar, natural red clay pantiles and brown Upvc windows 
and doors. Amendment to the scheme was sought to include more detailing to the 
appearance of the extensions overlooking the road (north-west elevation). The existing view 
of the dwelling is such that the principal elevation overlooks the countryside, while the rear 
elevation backs onto the road. The appearance of the dwelling after the extension will retain 
this arrangement whereby views of the extension from the highway is limited and the legibility 
of the original dwelling is still noticeable. Dwellings to the south and the existing dwellings are 
traditional dwellings, built in brick with pitched roofs. The proposed extension will have a 
pitched roof and be built using traditional materials. It is considered that the removal of the 
clusters of outbuildings at the edge of the road to extend the dwelling would tidy up the site.  

In terms of scale, the proposal will result in the demolition of the garage and outbuilding at 
the entrance to the site. Therefore, a part of the proposed extension would overlap the 
footprint of the outbuildings to be demolished. The original volume of the dwelling is estimated 
to be 475.89 cubic metres, the volume of outbuildings to be demolished 123.71 cubic metres, 
and the volume of the proposed extension 313.09 cubic metres. Nevertheless, the volume of 
the extension will be in excess of the 20% allowed in policy RD2 by about 40%; however, this 
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is exclusive of the normal permitted development rights and the volume of outbuildings to be 
demolished (123.71 cubic metres). If permitted development and volume of the demolished 
outbuilding is accommodated, the scale of the proposed extension will not be overtly large or 
unacceptable. 

The scale and design of the proposed extensions are therefore considered acceptable and 
in accordance with policies DS5, CS5, RD2 and RD10. 

Flood risk and drainage 

Policy CS19 of the Core Strategy is concerned with flood risk, whilst DS14 and DS16 of the 
local plan are concerned with flood risk, drainage and foul water. Policy CS19 in particular 
states, ‘The council will support development proposals that avoid areas of current or future 
flood risk, and which do not increase the risk of flooding elsewhere.’  

The application site is set within flood zone 2/3a. The proposal is classed as a minor 
development, being an extension to an existing residential dwelling. Therefore, the 
Environment Agency’s standard condition for household extensions would be followed. 

The council’s LLFA Drainage team has been consulted and no concerns have been raised 
with regard to flooding or drainage. The proposal is therefore considered to align with policies 
DS14, DS16 and CS19. 

Highway safety 

Policy T2 of the North Lincolnshire Local Plan states that all development should be served 
by a satisfactory access. Policy T19 is concerned with parking provision, as well as general 
highway safety. 

The existing access to the site would be retained and widened following demolition of the 
garage at the entrance to the site. The existing parking arrangement is considered to be 
sufficient for the site. The highways department has been consulted and no objections or 
concerns have been raised. Therefore, the proposal is not considered to conflict with the 
requirements of policies T2 and T19. 

Conclusion 

The proposal seeks to carry out extensions to the existing dwelling. The site is entirely outside 
the settlement development boundary; however, policy RD2 supports house extensions 
subject to an assessment of the proposal’s impact on character, residential amenity and 
scale, amongst other criteria. The proposal will result in the demolition of two outbuildings at 
the edge of the road which makes the site looks cluttered and unappealing. The effect of this 
is an extension to form a single dwelling when viewed from the road. The volume of the 
proposed extension will be about 40% above the permitted volume. However, this volume is 
exclusive of the permitted development right, which could be up to 50% of the total land 
around the house. The proposed design, scale and amendment will not impact the residential 
amenity and character of the area adversely. The proposal is therefore recommended for 
approval. 

RECOMMENDATION Grant permission subject to the following conditions: 
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1. 
The development must be begun before the expiration of three years from the date of this 
permission. 
  
Reason 
To comply with section 91 of the Town and Country Planning Act 1990. 
  
2.  
The development hereby permitted shall be carried out in accordance with the following 
approved plans: 
  
- Site location plan and block plan A0001 
- Proposed floor plan A0003 rev B 
- Proposed elevation plan A0004 rev B. 
  
Reason 
For the avoidance of doubt and in the interests of proper planning. 
  
3.  
No materials shall at any time be sorted on the adopted highway. 
  
Reason 
In the interests of highway safety and to comply with policies T2 and T19 of the North 
Lincolnshire Local Plan. 
  
4.  
No structure, including foundations, shall be constructed within the adopted highway. 
  
Reason 
In the interests of highway safety and to comply with policies T2 and T19 of the North 
Lincolnshire Local Plan. 
  
Informatives 
  
1. 
In determining this application, the council, as local planning authority, has taken account of 
the guidance in paragraph 38 of the National Planning Policy Framework in order to seek to 
secure sustainable development that improves the economic, social and environmental 
conditions of the area. 
  
2. 
If any traffic management is required for the adjacent adopted highway and footway, before 
any works take place you must contact the highway authority on 01724 297000 to arrange 
for the relevant permissions/licences to be issued. 
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