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Development Control Committee 5th December 2017

 

Application for Planning Permission 

 

17/00394/DPA Part 2 storey part single storey side and rear extension at 53 
Tanfields Grove, Corby 

1. Background: 

1. 53 Tanfields Grove is an end terrace dwelling located in the Lloyds Conservation Area. 
Tanfields Grove is a residential street which comprises primarily semi detached and terraced 
properties of a similar unique design and style built in the 1930s. 

2. There is an existing dropped kerb for a vehicular access to be taken from Chapman Grove to 
the rear of the property; however no surfacing or drainage works have been carried out. 

3. In terms of planning history, a similar application was refused in July 2017 (17/00136/DPA) 
for a slightly larger two storey side extension. Concerns were expressed during the course of 
the proposal over the size and scale of the extension in relation to its impact upon the 
character and appearance of the conservation area.  

4. Members will be aware that the application was deferred from the meeting of the Committee 
on the 10th October 2017 due to the wrong plans being submitted by the agent. Subsequently 
amended plans have been received and a full re-consultation exercise has been undertaken. 

5. The application is before the Committee at the request of the Ward Member.  

2. Description: 

6. The application seeks consent for a part two storey side part single storey rear extension to 
provide a kitchen/family room and, toilet and bedroom with en-suite on the ground floor and 
two bedrooms, one en-suite, at first floor level. The proposal will be constructed of facing 
brickwork under a tiled roof with UPVC windows to match materials of the existing dwelling. 

7. In terms of size, the extension would measure 5 metres in width, 8.5m in depth at ground 
floor level and 6.4m at first floor level. The amended plans submitted show the extension will 
be set back from the existing front elevation of the building by 400mm and in regards to 
height to ridge, the extension would be 7.6 metres. It would measure 3.8 metres to the eaves 
on the front elevation to replicate the appearance of the dwelling, whilst to the rear the roof 
design replicates the full two storeys with an eaves height of 5.1 metres. 

8. The main alteration included is to the rear with the first floor level set back 0.2m from the 
adjacent original wall. However a projecting ground floor family room is included at ground 
floor level, this element projects from the original rear wall by 1.4 meters and also includes 
bi-fold doors accessed by raised steps.  

3. Site History: 

9.  17/00136/DPA – Two Storey Side Extension – Refused July 2017 

4. Policies: 

10. National Planning Policy Framework (2012) – Sections 7 and 12 

11. Planning (Listed Building and Conservation Areas) Act 1990 

12. Policies 2 & 8 of the North Northamptonshire Joint Core Strategy 

13. Lloyds Conservation Area Appraisal Management Plan 2008 

5. Consultation: 

14. CBC Environmental Services – No comments or objections 
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15. Northamptonshire Highways – Presently cannot support the application due to lack of laid out 
parking provision and insufficient detail provided.  

16. Tree Officer – The development has impact upon the root zone of tree close to the highway 
which has strong amenity value within street scene, appropriate mitigation measures will 
need to be submitted to gain approval.  

6. Advertisement/Representation: 

1. Site Notice – Posted on 10th November  2017  

2. Notice: (ET) – Posted in the evening telegraph on 9th November 2017 

3. Neighbour Letters- 51 Tanfields Grove and 1 Chapman Close   

4. Representations – None received 

Report:  

7. Principle of Development 

17. The property is an end of terrace dwelling on Tanfields Grove within the Lloyds Conservation 
Area in Corby. The conservation area within Tanfields Grove is defined by the twin gable half 
rendered and terraced dwellings along with semi detached houses. In general Tanfields 
Grove is a tree lined avenue with properties set back from the road with front gardens. The 
wider Lloyds Conservation Area is laid out in Garden City form with dwellings and blocks 
forming avenues, squares, cul de sacs, corner turners and vista stops.  

18. The principle of development on the site is considered to be acceptable subject to whether 
the proposal would, in terms of its scale, size and design respects the character and setting 
of the Conservation area and the appearance of the original property and would not have any 
adverse impact on residential amenity of the occupiers of neighbouring properties. 

8. Design and impact on the Lloyds Conservation Area  

19. Section 72(1) of the Planning (Listed Building and Conservation Areas) Act 1990 states 
that 'In the exercise, with respect to any buildings or other land in a conservation area, of 
any functions under or by virtue of any of the provisions mentioned in subsection (2), 
special attention shall be paid to the desirability of preserving or enhancing the character 
or appearance of that area. 

20. It is one of the core principles of the NPPF that heritage assets should be conserved in a 
manner appropriate to their significance.  Chapter 12 of the National Planning Policy 
Framework at paragraph 129 sets out that the local planning authority should identify and 
assess the particular significance of any heritage asset. They should take this assessment 
into account when considering the impact of a proposal on a heritage asset, to avoid or 
minimise conflict between the heritage asset's conservation and any aspect of the 
proposal. 

21. Paras133 - 135 of the NPPF further adds that where a proposed development will lead to 
substantial harm to or total loss of significance of a designated heritage asset, local 
planning authorities should refuse consent, unless it can be demonstrated that the 
substantial harm or loss is necessary to achieve substantial public benefits that outweigh 
that harm or loss. 

22. The Lloyds Conservation Area appraisal Part 2 (2008) highlights the threats to its 
designation; one of the main threats comes in the form of “enhancement” of properties with 
various additions and extensions made to the properties.  

23. It goes on to say that much of the character of the conservation area is also established by 
the many trees that line the streets, but several of these have seen severe pruning, and 
others have been lost, both on the streets, and on the islands within the cul-de-sacs. If this 
situation is not addressed it is likely to lead to further losses of trees and an overall damaging 
effect on the character of the conservation area which the trees help to establish. Number 53 
Tanfields Grove in its end of terrace location adjacent Chapman Grove is recognised to 
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contain a prominent large mature tree within a corner adjacent the highway, which adds 
significantly to the framing of the wider Lloyds Conservation Area.   

24. In terms of design, the row of four dwellings (Nos. 47, 49, 51 & 53) form distinctive design 
elements in the street scene through the pattern of their development, therefore the proposal 
would be considered to unbalance this pattern or row leading to a detrimental effect on the 
street scene and the Conservation Area. The row has been preserved in its entirety and it is 
deemed that the scale of the proposal which has not been amended to appear subservient 
will still erode the character of this section of the street scene and result in substantial harm 
to the Conservation Area contrary to Polices 2 and 8 of the Joint North Northamptonshire 
Core Strategy 2001 -2031.  

25. The property is the end terrace on a distinct row of four dwellings in a prominent location. As 
the site is considered a ‘book end’ property it benefits from generous grounds of 
approximately 461sqm, therefore in this regard the proposal would not result in 
overdevelopment of the plot. The original dwelling measures 5.07 metres in width by 7.6 
metres in depth and 7.7m in height. Amended plans submitted still show the proposal 
doubling the size of the original dwelling through width, height and depth. The applicant has 
lowered the pitch of the roof height by only 0.1m which would still not lead to a subservient 
proposal.  The submitted plans also show a deeper depth at ground floor level with the 
additional family room in the single storey rear element. Overall the proposal adds an 
additional 60sqm of living accommodation which would benefit the applicant as well as their 
immediate family.  

26. Accordingly the proposal is not deemed to be a subservient and would create a dis-
proportionate addition to the application property in terms of its excessive width, depth and 
scale, to the detriment of the wider Lloyds Conservation Area and contrary to Polices 2 and 8 
of the JNNCS and the Lloyds Conservation Area Appraisal 2008. 

27. It is also recognised that there is a large mature tree located within the sites North West 
corner, as mentioned previously this tree is of importance, further helping to frame the 
character of the wider Conservation Area, playing a significant role due to its prominence 
through its size, age and location. The proximity of the proposed extension would potentially 
generate an impact upon the root zone of the mature tree; the applicant has provided no 
Tree Protection Plan with the application which would include any mitigation measures, this 
has been required by the consultant Tree Officer. On balance due to the stage at which this 
current application is, it would be unreasonable for any further details to be sought from the 
applicant at this stage who would not be able overcome the overarching unacceptability of 
the design and proportions of the proposal as a whole.  

28. In line with paragraph 133 of the NPPF local planning authorities should refuse 
permission unless a substantial public benefit can be identified.  In this instance, this is not 
the case and the proposal generates no wider significant public benefit other than providing 
additional rooms for family members. Accordingly this does not outweigh the harm 
generated and therefore having due regard to the provisions of Policy 2 of the North 
Northamptonshire Joint Core Strategy 2011-2031 and Section 72, planning permission 
should be refused as it would lead to substantial harm to the character and appearance of 
the Lloyds Conservation Area.   

9.     Residential Amenity 

29. Due to the location of the application property upon the corner of Tanfields Grove and 
Chapman Grove, the proposal is unlikely to have a significant direct impact upon 
neighbouring amenity. No. 51 Tanfields Grove nor the amenity of any dwelling located upon 
Chapman Grove sitting across the highway. The proposal will be wholly visible from the 
street scene and may be visible from some of the dwellings upon Chapman Grove; however 
it will not materially impact upon their private amenity as there is suitable separation distance 
present. 

30. On balance it is not considered to be demonstrably harmful to any neighbouring properties 
and overall it is considered that the proposal is acceptable in terms of its impact upon the 
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amenity of neighbouring dwellings, but this does outweigh the harm generated in terms of 
design and impact upon the Lloyds Conservation Area. 

10.0  Highways  

31. In terms of access, there is an existing dropped kerb for a vehicular access to be taken from 
Chapman Grove to the rear of the property; however no surfacing or drainage works have 
been carried out. 

32. The Highways Authority presently cannot support the application due to the increase in 
bedrooms and the lack of laid out parking spaces, however it is clear that the property could 
utilise the existing dropped kerb on Chapman Grove and provide the necessary parking 
provision if required. Off street parking would also be necessary to protect grass verges from 
being overrun and prevent mud and debris entering the carriageway.  

11.0 Conclusion 

33. The proposed two storey side extension is very similar in size and bulk to the previously 
refused planning application ref: 17/00136/DPA, and remains unacceptable in terms of scale, 
design and impact upon the street scene as well as insufficient details provided in the 
protection of the Mature Willow Tree. The proposal would result in substantial harm to the 
Conservation Area without any substantial public benefit. Furthermore the proposal would 
harm the visual amenity of this section of the road and would fail to preserve or enhance the 
character of the Lloyds Conservation Area contrary to Polices 2 and 8 of the Joint North 
Northamptonshire Core Strategy 2011 - 2031 as well as the Lloyds Conservation Area 
Appraisal 2008.  

12.0 Recommendation:  

Refuse for the following reasons: 

The proposed two storey side extension, by reason of its siting, width, depth and overall 
size would constitute a disproportionate addition to the original house and would cause 
unacceptable harm to its character and appearance. The proposed extension would 
cause substantial harm to the character and appearance of the street scene and result in 
no substantial public benefit to the detriment of the Lloyds Conservation Area. The 
proposal neither preserves nor enhances the Conservation Area and is therefore contrary 
to Policies 2 & 8 of the North Northamptonshire Joint Core Strategy, the Lloyds 
Conservation Area Appraisal Management Plan 2008 and guidance within the National 
Planning Policy Framework and Planning Practice Guidance and requirements of the 
Planning (Listed Buildings and Conservation Area) Act 1990. 

Insufficient details have been provided to ensure suitable mitigation measures are 
provided for the protection of the root zone for the large mature tree within the site which 
helps to frame the character of the wider Conservation Area. Therefore, the proposal 
cannot demonstrate that from a tree perspective it would either preserve nor enhance the 
Conservation Area and is therefore contrary to Policies 2 & 8 of the North 
Northamptonshire Joint Core Strategy, the Lloyds Conservation Area Appraisal 
Management Plan 2008 and guidance within the National Planning Policy Framework and 
Planning Practice Guidance and requirements of the Planning (Listed Buildings and 
Conservation Area) Act 1990. 

13.0 Statement of Applicant Involvement: 

34. The agent was made aware of the concerns in regards to the design and scale of the 
extension and was advised that it would not be acceptable in its current format. An amended 
scheme was brought forward by the agent however this is not sufficient to overcome the 
original refusal.  

Officers to Contact: 

Christopher Mohtram 

Tel No: 01536 464160 

Email: chris.mohtram@corby.gov.uk 


