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APPLICATION NO PA/2021/574 

APPLICANT Mr & Mrs Emma and Peter Thorpe 
 
DEVELOPMENT Planning permission to erect single-storey and two-storey 

extensions with associated works, including a dormer to the rear 
of the property 

LOCATION 62 Hall Cottage, Main Street, Saxby All Saints, DN20 0QB 

PARISH Saxby All Saints 

WARD Brigg and Wolds 

CASE OFFICER Kevin Robinson 

SUMMARY 
RECOMMENDATION 

Grant permission subject to conditions 

 

REASONS FOR 
REFERENCE TO 
COMMITTEE 

Application by a senior officer of the council 
 
Objection by Saxby All Saints Parish Council 

POLICIES 

National Planning Policy Framework: Sections 12 and 15 

North Lincolnshire Local Plan: DS1, DS5, T2, T19 

North Lincolnshire Core Strategy: CS5 

Supplementary Planning Guidance 1 

Saxby All Saints Conservation Area Appraisal 

CONSULTATIONS 

Highways: No objections. 

Drainage (Lead Local Flood Authority): No objections or comments. 

Historic Environment Record: The property is identified as being of townscape merit and 
the Conservation Officer should be consulted. No objections on archaeological interest. 

Conservation: Raised concerns to the initial submission, stating “In principle there is no 
objection to extending the building but I would recommend that it is centralised on the 
building. You would then still be able to see the original cottage form and appearance with 
its original gables. In addition, you would still be able to see read the cottages as a similar 
pair of estate cottages from the street frontage. This would also better mask the extension 
and be less dominant from the main street public view.” 

The application was subsequently amended with an inset of 500mm from the northern 
gable.  
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The conservation officer maintained their concerns advising: 

“In principle there is no objection to extending the building but I would recommend that the 
extension is moved at least 2m from the edge of the gable. This would reduce the impact of 
the extension making it less visible and not as visually dominant. You would then still be 
able to see the original cottage form and appearance more clearly with its original gables. In 
addition, you would still be able to see read the cottages as a similar pair of estate cottages 
from the street frontage. This would also better mask the extension and be less dominant 
from the main street public view.” 

PARISH COUNCIL 

Objected to the initial submission on the grounds that it was too large in doubling the floor 
area of the property.  

PUBLICITY 

Advertised by site and press notice. Ten responses have been received from seven 
properties supporting the proposal in that it would not affect the street scene and would 
replace an existing breeze block extension. 

Eight responses have been received from four properties objecting to the proposal, raising 
concerns over overlooking, impact on outlook from neighbouring properties and on views 
within the conservation area and of the neighbouring Hall, and the loss of smaller properties 
within the village.  

ASSESSMENT 

The property is a detached white-washed cottage set on Main Street within Saxby All 
Saints. The property forms one of a pair of cottages with Rose Cottage, originally built as 
estate workers’ dwellings to the neighbouring Saxby Hall. The properties head an access 
drive running between them serving The Grooms House, Carpenters House, and Mistle 
House to the rear. The property abuts the highway with a small buffer garden to the front 
and larger rear garden behind. 

Householder extensions and alterations are acceptable in principle subject to there being 
no harm to the character and appearance of the property through unsympathetic design or 
harm to the amenity of neighbouring properties and residential areas.  

The following considerations are relevant to this proposal: 

 residential amenity 

 appearance. 

Residential amenity 

Policy DS5 of the North Lincolnshire Local Plan is concerned with residential extensions. It 
states that planning applications for residential extensions and the erection of garages, 
outbuildings, walls and other structures 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. The proposals should also be sympathetic in design, 
scale and materials to the existing dwelling and its neighbours.  
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The proposal would result in the provision of a two-storey rear extension. Amendments 
have been made through the application process with the extension being inset by 500mm 
and the opening type and scale amended. The original proposal incorporated a Juliet 
balcony and rear window at first floor which are now omitted. The amendments are 
considered to ensure that there would not be a significant impact of overlooking to 
neighbouring properties or their garden areas. The proposal would result in an increased 
massing to the property, but due to its location and relationship to neighbours, this would 
not result in any significant impacts of overshadowing, overlooking or oppression to warrant 
resistance on these grounds. 

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

Appearance 

Policies DS5 of the local plan and CS5 of the Core Strategy are concerned with visual 
amenity, the former stating that proposals should be sympathetic in design, scale and 
materials.  

Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 places a 
general duty with local planning authorities as respects conservation areas in exercise of 
planning functions. In exercise of this duty, with respect to any buildings or other land in a 
conservation area, special attention shall be paid to the desirability of preserving or 
enhancing the character or appearance of that area. 

Policy HE2 (Development in Conservation Areas) of the local plan states that 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. 

The following criteria will be applied in determining applications for development in 
conservation areas: 

(i) development should be of a standard of design which respects the appearance and 
character of the conservation area in terms of its bulk, height, mass, vertical and 
horizontal emphasis, proportions, layout, siting, landscaping. 

Policy CS6 of the Core Strategy is also concerned with protecting and enhancing the 
historic environment. Both are considered relevant. 

The property is designated, along with its neighbour at Rose Cottage and the cluster of 
properties to the rear, as a building of townscape merit within the Saxby All Saints 
Conservation Area Appraisal. The Supplementary Planning Guidance advises that 
demolition should be resisted and that alterations should be sensitively designed to take 
account of their historic and architectural interest. The guidance goes on to advise that 
existing traditional architectural features will be retained and that alterations will need to 
incorporate matching designs and materials as appropriate to the age and character of the 
building. 

Paragraph 192 of the National Planning Policy Framework (NPPF) guides local planning 
authorities to 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 
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communities including their economic vitality; and the desirability of new development 
making a positive contribution to local character and distinctiveness.’ 

Paragraph 194 sets out that any harm to, or loss of, the significance of a designated 
heritage asset (from its alteration or destruction, or from development within its setting), 
should require clear and convincing justification. 

The NPPF defines the setting of a heritage asset as ‘The surroundings in which a heritage 
asset is experienced. Its extent is not fixed and may change as the asset and its 
surroundings evolve. Elements of a setting may make a positive or negative contribution to 
the significance of an asset, may affect the ability to appreciate that significance or may be 
neutral.’ 

The proposed two-storey extension is located to the rear of the property. The Conservation 
Officer has no objection to the scale of the extension or its design and fenestration 
detailing; the concerns raised relate to the ability to read and appreciate the original 
property as the primary building and for its original form. In this respect the officer is 
particularly concerned with views taking in the property from the north, looking toward the 
property in a southerly direction.  

The officer’s comments read: 

“In principle there is no objection to extending the building but I would recommend that the 
extension is moved at least 2m from the edge of the gable. This would reduce the impact of 
the extension making it less visible and not as visually dominant. You would then still be 
able to see the original cottage form and appearance more clearly with its original gables. In 
addition, you would still be able to see read the cottages as a similar pair of estate cottages 
from the street frontage. This would also better mask the extension and be less dominant 
from the main street public view.” 

The property is located on Main Street with its neighbour to the north, Rose Cottage, 
separated by the driveway entrance. Further to the north is Clematis Cottage which abuts 
the highway, its gable precluding any long distance views of either the host property, the 
proposal or the neighbouring Rose Cottage. As such, any views from the north looking 
southwards would only be readily apparent in closer proximity to the property. Given the 
neighbouring property at Rose Cottage, the ability to read the northern gable would only 
occur from immediately upon the property. At such proximity the inset of 500m would be 
apparent and allow for the reading of the property and its alteration as a later addition. The 
applicant has now also removed a proposed pantry and store offshoot to the end of the 
proposed extension. Such detailing would have drawn emphasis to the end of the resulting 
property drawing the eye away from the original dwelling. Given the amendment to 
withdraw this and the inset of 500mm providing clear delineation of the original gable form, 
it is not considered that there would be an adverse impact upon the character of the 
property or its contribution to the setting of the Saxby All Saints conservation area. It is 
therefore considered that the proposal is in accordance with policies HE2, DS5 and CS5. 

Other considerations 

The proposal is not considered to result in any notable effects upon highway safety, land 
drainage or archaeological interest. 
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Conclusion 

The proposal would result in a notable increase in massing to the host property. 
Notwithstanding this increase, due to the use of insetting the proposal from the gable end 
and the juxtaposition of neighbouring properties, it is considered that there would be no 
adverse effect upon the character of the property or its contribution to the Saxby All Saints 
conservation area. The proposal would not result in any adverse impacts upon 
neighbouring amenity and would not have any appreciable effect upon highway safety. As 
such, the proposal is recommended for approval subject to conditions to control the 
materials used in the extension. 

Pre-commencement conditions 

The pre-commencement condition included in the recommendation has been agreed with 
the applicant. 

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: 
 
Drawing number 20 11 120 - Proposed Plans and Elevations dated July 2021. 
 
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 
materials and for the window and door details for the development and only the approved 
materials shall be used. 
 
Reason  
To ensure that the building is in keeping with its surroundings in the interests of visual 
amenity, in accordance with policy DS1 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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Amendments

Drawing Title:

Project:

Scale:

General Notes

ETTRIDGE ARCHITECTURE LTD

NOTES: -

This drawing must NOT be scaled.

Work shall not commence until planning and building
regulation approvals have been obtained in full.

All dimensions and levels to be checked on site by
contractor and any discrepancies to be reported to the
architect and client prior to commencement of work on site.

All drains & services to be located by contractor.

Date:

Drawing No: 1:100 @ A1

CN DE

Compass: Phase:

Client:

Drawn by: Checked by:

20 11 120

PLANNING

The Contractor is to allow for those items of work which
are not specifically identified in the Contract Documents
but which it is reasonable to expect an experienced
contractor to identify from them as being necessary
(such as but without prejudice to the foregoing - screws,
noggins, supports, flashings etc).

July 2021

Rev DateAmendment

52-54 PRESTONGATE
HESSLE
EAST RIDING OF YORKSHIRE
HU13 0RE

(T) 01482 690026           www.ettridge.net

Copyright

This drawing is for building control purposes only.
Detail design and specification shall be the sole
responsibility of the contractor.

Ettridge Architecture Ltd retains copyright of these designs.
This drawing must not be reproduced without the consent of
the architect. A third party who does not have a licence or
sub-licence to use the design will not be entitled to use the
drawings without the consent of the architect.

Proposed Plans & Elevations

Emma & Peter Thorpe

Hall Cottage
62 Main Street
Saxby All Saints
DN20 0QB
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