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APPLICATION NO PA/2021/445 

APPLICANT Mr Paul Verrico 
 
DEVELOPMENT Planning permission to erect a single-storey extension above 

the existing garage and gym 

LOCATION Wesley Guest House, 16 Queen Street, Epworth, DN9 1HG 

PARISH Epworth 

WARD Axholme Central 

CASE OFFICER Nick Salt 

SUMMARY 
RECOMMENDATION 

Grant permission subject to conditions 

REASONS FOR 
REFERENCE TO 
COMMITTEE 

Objection by Epworth Town Council 

POLICIES 

National Planning Policy Framework:  

Paragraph 7 states, ‘The purpose of the planning system is to contribute to the 
achievement of sustainable development. At a very high level, the objective of sustainable 
development can be summarised as meeting the needs of the present without 
compromising the ability of future generations to meet their own needs.’  

Paragraph 8 states, ‘Achieving sustainable development means that the planning system 
has three overarching objectives, which are interdependent and need to be pursued in 
mutually supportive ways (so that opportunities can be taken to secure net gains across 
each of the different objectives):  

(a) an economic objective – to help build a strong, responsive and competitive economy, 
by ensuring that sufficient land of the right types is available in the right places and at 
the right time to support growth, innovation and improved productivity; and by 
identifying and coordinating the provision of infrastructure;  

(b) a social objective – to support strong, vibrant and healthy communities, by ensuring 
that a sufficient number and range of homes can be provided to meet the needs of 
present and future generations; and by fostering a well-designed and safe built 
environment, with accessible services and open spaces that reflect current and 
future needs and support communities’ health, social and cultural wellbeing; and  

(c) an environmental objective – to contribute to protecting and enhancing our natural, 
built and historic environment; including making effective use of land, helping to 
improve biodiversity, using natural resources prudently, minimising waste and 
pollution, and mitigating and adapting to climate change, including moving to a low 
carbon economy.’  
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Paragraph 9 states, ‘Planning policies and decisions should play an active role in guiding 
development towards sustainable solutions, but in doing so should take local circumstances 
into account, to reflect the character, needs and opportunities of each area.’ It also explains 
that the three overarching objectives are not criteria against which every decision can or 
should be judged.  

Paragraph 10 states that at the heart of the Framework is a presumption in favour of 
sustainable development. 

Paragraph 127 (in part): ‘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.’ 

Paragraph 192: ‘In determining applications, local planning authorities should take account 
of:  

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

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

(c) the desirability of new development making a positive contribution to local character 
and distinctiveness.’ 

North Lincolnshire Core Strategy: 

CS1 (Spatial Strategy for North Lincolnshire) 

CS2 (Delivering More Sustainable Development) 

CS5 (Delivering Quality Design in North Lincolnshire) 

CS6 (Historic Environment) 

North Lincolnshire Local Plan: 

Policy HE2 (Development in Conservation Areas) 

Policy DS1 (General Requirements) 

Policy DS5 (Residential Extensions) 
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Housing and Employment Land Allocations DPD: 

Policy PS1 (Presumption in Favour of Sustainable Development) 

CONSULTATIONS  

Conservation: No objection subject to conditions. 

This late 19th century property is situated just outside the Epworth conservation area on its 
southern edge. Travelling along Queen Street it is seen in conjunction with the historic core. 

An objection was raised to a previous application on this site (PA/2020/349) as the 
proposed extension was of modern design and detracted from the appearance of the 
traditional building and the conservation area. 

The extension proposed by this application has a traditional appearance and fenestration 
and will better blend in with the street scene. The neighbouring property has a protruding 
gable of similar built form so it will be visually compatible with the view along Queen Street.  

In line with policy HE2 of the local plan, a condition is recommended requiring details of the 
facing and roofing materials, and the windows and doors, to be submitted for consideration 
before installation to ensure compatibility with the conservation area. 

TOWN COUNCIL 

Object. The extension is an over-development of the plot and consequently has an 
overshadowing and dominating effect on the neighbouring property (no. 14), resulting in a 
loss of natural light in some of their downstairs room. 

PUBLICITY 

Advertised by site notice. One response has been received, objecting to the proposal for 
the following reasons: 

 overshadowing and loss of light 

 not made aware of the previous planning proposal on the site. 

ASSESSMENT 

Site description and planning history 

The application site is the residential curtilage of Wesley Guest House at 16 Queen Street 
in Epworth. The site is located within the settlement limits for Epworth, just outside the 
conservation area as identified by the Housing and Employment Land Allocations DPD 
2016. 

The property is a traditionally-styled two-storey building with a single-storey lean-to garage 
to the southern side. It sits on the eastern side of the street and bounds nos. 18 to the north 
and 14 to the south. 

A previous planning application (PA/2020/349) for a first-floor extension above the garage 
to the southern side of the building was refused for the following reason: 
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‘The proposal, by virtue of its siting, scale, massing and combination of materials, would 
represent an incongruous feature that would challenge the existing building and would be 
detrimental to that of the wider conservation area impinging negatively upon its setting. The 
proposal is considered contrary to policies CS5 and CS6 of the North Lincolnshire Core 
Strategy and policy HE02 of the North Lincolnshire Local Plan as well as paragraphs 127 
and 192 of the NPPF.’ 

Proposal 

This is a redesigned proposal for a first-floor extension above the garage, with similar scale 
to above, but set back behind the primary elevation of the building and featuring a front 
gabled pitched roof. 

The proposed extension would be finished in cream render, with fenestration similar to the 
main dwelling. The ridge height of 6.14 metres would be set down by 0.72 metres from the 
main ridge, and eaves height would match the main dwelling. The extension would run for 
12.4 metres along the side of the dwelling, running to the southern boundary at the front, 
although set in 0.5 metres from the boundary towards the rear. 

Material considerations 

The main considerations in the determination of this application are: 

 impact on the appearance of the site and street scene, and setting of the 
conservation area; and 

 the residential amenity of neighbours. 

Extensions to existing dwellings within settlement boundaries are acceptable in principle 
subject to these considerations. 

Design and appearance, and heritage impact 

Policy HE2 of the North Lincolnshire Local Plan is concerned with development within 
conservation areas. It states, ‘…All development proposals in, or which affect the setting of, 
conservation areas should preserve or enhance the character and appearance of the area 
and its setting.’ Policy CS6 echoes this in that it seeks to ensure that developments relate 
to and enhance the district’s historic environment. Policy CS5 of the Core Strategy is 
concerned with raising design standards and is also considered relevant. NPPF paragraph 
127 is considered relevant, especially ‘d’, which states, ‘(ensure that 
developments)…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.’ The council’s SPG1 ‘Design guidance for house extensions’ 
explains that householder extensions ‘should not dominate the original building in terms of 
scale, materials or situation.’ 

The proposal reflects a more traditional form and design than the previously refused 
proposal. As noted by the Conservation Officer, the currently proposed side extension has 
a traditional appearance and fenestration and will better blend in with the street scene. The 
neighbouring property has a protruding gable of similar built form so it will be visually 
compatible with the view along Queen Street. 
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The extension would have a check-back from the primary elevation and a pitch angle 
matching the main dwelling, in addition to being set well down from the main ridge. This, 
and the proposed contrasting material via the use of a cream coloured render, would 
ensure a secondary, yet complementary, appearance to the main dwelling and to the wider 
street scene. 

Subject to the provision of details of the facing and roofing materials, and details of the 
windows and doors, being submitted for consideration before installation, the proposed 
extension is of a scale, form, design and materials which are visually appropriate to the site 
and which would preserve the historic character and appearance of the conservation area. 

Residential amenity 

Policies DS1 (iii) and DS5 of the North Lincolnshire Local Plan are concerned with 
residential extensions. In respect of amenity, planning applications for residential 
extensions will be allowed providing that the proposal does not unreasonably reduce 
sunlight or daylight, or result in overshadowing, overbearing impact or loss of privacy to 
adjacent dwellings. 

It is not considered that the design and layout of the proposed extension, relative to the 
surrounding properties, would result in any unacceptable level of views into or onto those 
neighbouring properties, and no significant risk of overlooking is considered likely. 

The objections from both the town council and the neighbour in relation to overshadowing 
are noted. The proposed first-floor extension would introduce a taller element to the 
southern boundary with no. 14, with an eaves height of 5.35 metres. The extension would 
project a further 4 metres to the rear relative to the existing single-storey garage and would 
have a total length of 12.5 metres. Whilst the scale of development to the boundary would 
be increased, the extension would sit to the north of no. 14 and would not result in an 
unacceptable loss of sunlight to the rear of that dwelling. There is a window on the ground 
floor north side elevation of no. 14, but as this appears to serve a non-habitable room 
(bathroom or similar), there would be no significant harm resulting from loss of light to this 
elevation. 

It is considered, therefore, that there would be no unacceptable overlooking, 
overshadowing or overbearing impacts on the neighbours. The residential amenity of the 
occupants of the neighbouring dwellings would be preserved in accordance with local plan 
policies DS1 and DS5. 

Conclusion 

In summary, it is considered that the current proposal overcomes the reason for refusal of 
the previous scheme. The side extension would respect the host dwelling and the character 
and appearance of the street scene, and would not result in any unacceptable level of harm 
to the amenity of neighbouring properties. Therefore, it is recommended that this 
application be approved. 

Pre-commencement conditions 

The pre-commencement materials condition below has been agreed with the agent/-
applicant. 
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RECOMMENDATION Grant permission subject to the following conditions: 

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: 
 
- 2020-ID-04-LOC Location Plan; 
- 2020-ID-04-PL001 Proposed General Arrangement; 
- 2020-ID-04-PL002 Proposed Elevations and Elevation Extract; 
- 2020-ID-04-PL003 Proposed Site Plan. 
 
Reason  
For the avoidance of doubt and in the interests of proper planning. 
 
3. 
No development shall take place until details have been submitted to and approved in 
writing by the local planning authority of the make, type and colour of all external facing and 
roofing materials for the development, and of the design and materials of the windows and 
doors to be installed, and only the approved materials shall be used. 
 
Reason  
In the interests of the historic character and appearance of the conservation area, in 
accordance with policy CS6 of the North Lincolnshire Core Strategy and policy HE2 of the 
North Lincolnshire Local Plan. 
 
Informative 
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. 
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