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Reference No:  B/18/0428  
 
Expiry Date:   17-Dec-2018 
 
Application Type: Full Planning Permission 
 
Proposal:   Conversion of garage and pigeon loft to form annexe    
                                 accommodation including single storey rear extension following  
                                 demolition of stock loft 
 
Site:    7 Church Green Road, Fishtoft, Boston, PE21 0QG 
 
Applicant:   Mr Derek Thompson 
   

Ward:             Fishtoft Parish: Fishtoft Parish Council 
 

Case Officer:    Lisa Hughes Third Party Reps: None 
 

  Recommendation: Grant 
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1.0 Reason for Report 

 
1.1 This application is presented to Planning Committee due to the applicant being 

the brother of a Senior member of Planning staff. 
 
2.0 Application Site and Proposal 
 
2.1 The site is located on the southern side of Church Green Road and comprises a 

detached bungalow and garage with pigeon loft above.  The latter, the subject of 
this application is located towards the rear of the site and is part single storey, 
part 2 storey in height.  The site frontage and side boundaries are enclosed by a 
hedge with the rear boundary by an approximate 1.8 metre high close boarded 
fence.   

 
2.2 The application seeks full planning permission to convert the existing garage and 

pigeon loft into a residential annexe.  The conversion would comprise a external 
alterations to facilitate the development including:  
 
 a single storey rear extension, approximately 3.3 metres in depth following 

demolition of existing single storey stock loft; 
 removal of the garage doors and replacement with brickwork and windows;  
 additional windows and doors at ground floor to provide access and natural 

light;  
 removal of the external staircase between ground level and first floor;  
 the existing asymmetrical roof would be removed and replaced by a 

symmetrical roof, removal of the existing door and windows and insertion of 3 
new windows.   

 Internally, the building would be subdivided to provide a living room, kitchen, 
bedroom, bathroom and hallway and staircase at ground floor leading to a 
refuge area/spare bedroom at first floor. 

 
2.3 The application is accompanied by a Flood Risk Assessment.   
 
3.0 Relevant History 
 
3.1 None 

 
4.0 Relevant Policy 
 

Boston Borough Adopted Local Plan 
 
4.1 The development plan consists of the saved policies of the Boston Borough Local 

Plan (adopted 1999). Section 38(6) of the Planning and Compulsory Purchase Act 
2004 requires that determination must be made in accordance with the plan 
unless material considerations indicate otherwise. 
 

4.2 The land is towards the eastern boundary of the settlement of Boston and is 
within the urban area. 
 

4.3 The saved Policies within Boston Borough Local Plan of relevance to this 
application are as follows: 
 
 G1 - Amenity 



 

 

 H10 - Householder Extensions 
 

4.4 The Policies within the draft South East Lincolnshire Local Plan 2011-2036 of 
relevance to this application are as follows: 
 
 Policy 1 - The SELLP identifies Boston as a Sub-Regional Centre within 

which development will be directed. 
 

 Policy 2 - This policy indicates that planning permission will be granted for 
proposals provided that sustainable development considerations are met in 
relation to, amongst other things, size, scale, layout, density, design, access 
and impact on the amenity, trees, character and appearance of the area and 
the relationship to existing development and land uses. 

 
National Planning Policy Framework 2018 
 

4.5 At the heart of the National Planning Policy Framework (NPPF) is a presumption 
in favour of sustainable development.  Achieving sustainable development means 
that the planning system has three overarching objectives, which are 
interdependent and should not be taken in isolation.  As with the former NPPF, 
these overarching objectives are economic, social and environmental.  The 
sustainability credentials of this development with regard to these three objectives 
are discussed in detail further below.  
 

4.6 Paragraph 48 of the NPPF states:  
 
Local planning authorities may give weight to relevant policies in emerging plans 
according to:  
 
a) the stage of preparation of the emerging plan (the more advanced its 

preparation, the greater the weight that may be given);  
 

b) the extent to which there are unresolved objections to relevant policies (the 
less significant the unresolved objections, the greater the weight that may be 
given); and  
 
c) the degree of consistency of the relevant policies in the emerging plan to this 
Framework (the closer the policies in the emerging plan to the policies in the 
Framework, the greater the weight that may be given). 

 
 
5.0 Representations 
 
5.1 As a result of publicity no representations have been received. 
 
 
6.0 Consultations 
 
6.1 Witham Fourth Internal Drainage Board ask to be contacted if there is any change 

to the surface water or treated water disposal arrangements stated in the 
application. 
 

6.2 Environment Agency has not responded. 
 



 

 

6.3 Fishtoft Parish Council has no comments or objections. 
 
 
 

6.4 Lincolnshire Highways having given due regard to the appropriate local and 
national planning policy guidance (in particular the National Planning Policy 
Framework), Lincolnshire County Council (as Highway Authority) has concluded 
that the proposed development is acceptable and accordingly, does not wish to 
object to this planning application. 

 
6.5 Lincolnshire Lead Local Flood Authority having given due regard to the 

appropriate local and national planning policy guidance (in particular the National 
Planning Policy Framework), Lincolnshire County Council (as Lead Local Flood 
Authority) has concluded that the proposed development is acceptable and 
accordingly, does not wish to object to this planning application. 

 
7.0 Planning Issues and Discussions 
 
7.1 The key planning issues in the determination of this application are: 

 
 Impact upon the Character of the Area 
 Impact upon the Amenity of Adjoining Residents 
 Flooding 
 Use of Building as Annexe 

 
Impact upon the Character of the Area 
 

7.2 The building already exists and therefore it is necessary to determine whether the 
alterations to the building would affect the character of the area.  The resultant 
building would have a more residential appearance than at present due to the 
insertion of windows and doors at both ground and first floor.  These would be 
white uPVC compared to the current timber.  The single storey extension would 
be located to the rear of the building, predominantly replacing an existing single 
storey extension although the replacement would be slightly larger in floor area.  
The application form details the brickwork at ground floor would match the existing 
building, timber cladding provided at first and the roof tiles would match the host 
bungalow.  The flat roof would comprise fibre glass.   
 

7.3 The site is within a residential area and therefore the changes in principle, subject 
to not harming neighbour amenity are acceptable.  The alterations would improve 
the overall appearance of the building, which is currently a little tired.  The 
alterations to the roof are acceptable and together with the timber cladding to the 
walls of the first floor will enhance the building’s overall appearance.  The 
proposal complies with policies within the NPPF, the adopted plan as well as the 
emerging plan.   

 
Impact upon the Amenity of Adjoining Residents 

 
7.4 Neighbours who may be affected by the proposal are located at 5 and 9 Church 

Green Road as well as to the rear within Clifton Road (even numbers 92-100 
incl.).  The alterations facing the dwellings on Church Green Road are all at 
ground floor and with existing boundary treatments (hedgerow), as well as the 
distances involved (minimum 18 metres) would not have an impact such that 
planning permission should be withheld.   



 

 

 
 
 
 

7.5 At first floor, three windows would be inserted on the rear elevation where 
currently only one exists.  One of these would provide light to the stairwell.   The 
other two to the single space within the roof which is shown to be a place of 
refuge/spare bedroom.  The back-to-back distance between the rear windows of 
properties on Clifton Road and the annexe is in the region of 30 metres.  No 
neighbours have objected to the development and whilst the proposal will result in 
greater overlooking than at present, it is not such that permission should be 
refused.   
 
Flooding 

 
7.6 The site is within Flood Zone 3 (danger to all) and in accordance with policy, a 

Flood Risk Assessment (FRA) has been submitted.  This identifies the southern 
part of the site as being within depths of 0.25m-0.5m and the northern part within 
depths of 0.5-1.0m.   
 

7.7 Whilst the Environment Agency has not responded to the consultation, they 
provide ‘standing advice’ for local planning authorities to follow.  This identifies the 
development as being ‘non-major more vulnerable’.  Within such areas, finished 
floor levels should be set 1 metre above ground level and flood resilient 
construction 300mm above the predicted flood depth. 
 

7.8 As the building already exists, the FRA proposes to raise the internal finished floor 
level to no lower than 500mm above the lowest part of the site.  It would be 
impractical to raise the floor level to 1m. above ground level as it would render the 
development incapable of residential conversion.  The proposal includes first floor 
accommodation, so in the event of a flood refuge for occupiers would be provided 
within the building or potentially within the host building.  The FRA also stipulates 
other means of protection for the building and its occupiers. 
 

7.9 With these measures in place, subject to a condition requiring the provision and 
occupation of the annexe in accordance with the FRA, the development is 
acceptable in terms of flooding. 
 
Use of Building as Annexe 
 

7.10 Residential annexes are now more commonplace and are usually acceptable 
subject to conditions preventing the annexe from being used as a separate 
dwelling.  Annexes should have a close relationship with the host dwellinghouse 
and be subservient in scale and nature to the host property.  In this case, the 
scale of the annexe is determined by the size and location of the existing building 
being converted, but is considered to be acceptable.   
 

7.11 The building is to the rear of the application site with access available only 
through the garden of the main dwelling.  It would therefore not be possible for the 
building to have its own private access separate to 7 Church Green Road.   An 
annexe by its very nature should be reliant upon the main dwellinghouse for some 
of its main services (e.g. laundry facilities, hot meals etc.).   Whilst this is not 
indicated, due to the location of the windows within the living room there would be 
overlooking of the rear garden, which would unlikely to be acceptable if the 



 

 

building were occupied separately to the host dwelling.  Additionally, the plans 
indicate a pathway between the annexe and host dwelling further emphasizing its 
close relationship.   
 
 
 

7.12 On balance, subject to a condition preventing it from being occupied separately to 
the main dwellinghouse the proposal is acceptable.   

 
 
8.0 Summary and Conclusion 
 
8.1 The proposal seeks full planning permission for the conversion and extension 

(following part demolition) of the existing garage/pigeon loft.  The development 
would result in a number of alterations to the building both internally and 
externally which are considered acceptable complying with both national and local 
plan policies. 
 

8.2 Subject to the imposition of conditions preventing the occupation of the building  
being occupied separate to the host dwelling and relating to flood risk, the 
proposal is acceptable. 
 
 

9.0 Recommendation 
 
9.1 It is recommended that Committee grant planning  permission subject to the 

following conditions and reasons:   
 

1. The development hereby permitted shall be begun before the expiration of three 
years from the date of this permission.   

 
Reason: Required to be imposed pursuant to Section 51 of the Planning and 
Compulsory Purchase Act 2004. 

 
2. The development hereby permitted shall be carried out in accordance with the 

following approved plans; 
 

 Site Location Plan 1:1250 
 Proposed Elevations and Layout 

 
Reason:  To ensure the development is undertaken in accordance with the 
approved details and to accord with Adopted Local Plan Policy G1. 
 

3. The annexe hereby permitted shall not be occupied at any time other than for 
purposes ancillary to the residential use of the dwelling referred to as ‘7 Church 
Green Road’ as identified on the submitted plans. 

 
Reason:  The annexe would constitute sub-standard living accommodation if 
separately occupied as a dwelling to the host dwelling by virtue of its outlook and 
privacy which could not be safeguarded for two dwellings which would undermine 
amenity.  This condition is in accordance with Boston Borough Local Plan 1999 
Policies G1 and C01.  
 



 

 

4. The development permitted by this planning permission shall be carried out in 
accordance with the approved Flood Risk Assessment (FRA) Flood Risk 
Assessment, Version 1, October 2018, including the following mitigation 
measures detailed within the FRA:  
 
 Finished floor levels set at a minimum of 500mm above existing ground 
           levels (2.8m ODN) 
 Flood resistant construction techniques, a minimum of 300mm above  
           predicted flood depth 
 
The mitigation measures shall be fully implemented prior to occupation and 
subsequently remain in place.  

 
  Reason: To reduce the risk of flooding to the proposed development and future 

occupants and to accord with the objectives of Boston Borough Local Plan 1999 
Policy H3 and National Planning Policy Framework 2018. 

 
5. No windows, doors or other openings shall be inserted into the accommodation at     

  first floor other than those shown on the ‘proposed elevations and layout’. 
 
  Reason:  In the interests of the amenity of adjoining occupiers in accordance with 

Policy G1 of the Boston Borough Local Plan 1999 and National Planning Policy 
Framework 2018. 

 
In determining this application, the authority has taken account of the guidance in 
paragraph 38 of the National Planning Policy Framework, 2018 in order to seek to 
secure sustainable development that improves the economic, social and 
environmental conditions of the Borough.  
 
 
 
Informative 
 

1. You are advised to contact Witham Fourth Internal Drainage Board if there is any  
  change to the surface water or treated water disposal arrangements stated in the            
  application. 

 
 
 
Lisa Hughes 
Growth Manager 
 
 


