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Development Control Committee  
 

      10 October 2017 

17/00394/DPA Two Storey Side Extension At 53 Tanfields Grove, Corby, 
Northamptonshire, NN17 1HJ  

Background 

1. Number 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 previous over the size and scale of the extension in relation to its impact upon the 
character and appearance of the conservation area. The current application does little to 
address these concerns.  

 Proposal 

4. The application seeks consent for a two storey side extension to provide a kitchen/family 
room and, toilet and bedroom with en-suite on the ground floor and two bedrooms, one 
ensuite, 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. 

5. In terms of size, the extension would measure 5 metres in width and 6.8 metres in length. 
The extension will be set back from the existing front elevation of the building by 400mm and 
in regards to height the extension, it would measure 3.5 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 4.9 metres. The ridge height is set at 
7.3 metres. 

 Site History 

6. A brief history of the site comprises the following applications: 

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

 Policy 

7. Section 38(6) of the Planning and Compulsory Purchase Act 2004, still requires all 
applications for planning permission to be determined in accordance with the Development 
Plan, unless material considerations indicate otherwise.  

8. The National Planning Policy Framework (NPPF) was adopted by Government in 2012 and 
sets out the planning policies for England and how they are expected to be applied. The 
NPPF is a material consideration in planning decisions.  

9. Paragraphs 214 and 215 of the NPPF make clear that where a local authority does not 
possess a development plan adopted since 2004, due weight may only be given to relevant 
policies in existing plans according to their degree of conformity with the NPPF. Moreover, 
the government has also released further guidance in the form of National Planning Practice 
Guidance (NPPG) which has been taken into consideration.  

10. At the heart of national planning policy is the presumption in favour of sustainable 
development which is seen as a golden thread running through both plan-making and 
decision-taking.  Development must fulfil 3 roles, namely an economic, social and 
environmental role in order to be sustainable.  
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11. In July 2016 the North Northamptonshire Joint Core Strategy (JCS) was adopted and this 
document sets out the overall spatial strategy for North Northamptonshire for the period 
2011-2031 and provides the basis for considering any future growth, and a continuing focus 
on the growth of towns as the focus for infrastructure investment and higher order facilities to 
support major employment, housing, retail and leisure development. 

12. Due regard has been had to the implications of both the NPPF, NPPG and JCS during the 
assessment of this planning application.   

 National Planning Policy Framework (NPPF) and National Planning Practice Guidance 
(NPPG) 

13. The National Planning Policy Framework (NPPF) and National Planning Practice Guidance 
(NPPG) identifies a set of core land use planning principles which now underpin both plan-
making and decision making.  These 12 principles include that planning should proactively 
drive and support sustainable economic development to deliver the homes, business and 
industrial units, infrastructure and thriving local places that the country needs, securing a 
good standard of amenity for all existing and future occupants of land and buildings. 
Achieving these three roles is imperative for any scheme to be considered acceptable.   

14. Policy 2 seeks to promote competitive town centre environments, ensuring the vitality of town 
centers’. 

15. Policy 7 attaches great importance to the design of the built environment. 

16. Policy 10 requires that planning play a key role in helping shape places to secure reductions 
in greenhouse gas emissions, minimising vulnerability and providing resilience to the impact 
of climate change and support the delivery of renewable and low carbon energy and 
associated infrastructure.  

17. Policy 12 requires a positive strategy for the conservation and enjoyment of the historic 
environment.  Local Planning Authorities should take into account the desirability of new 
development to make a positive contribution to local character and distinctiveness and draw 
on the contribution made by the historic environment to the character of a place.  

North Northamptonshire Joint Core Strategy 2011-2031 

18. The North Northamptonshire Joint Core Strategy was adopted in July 2016 by the Joint 
Committee representing the Councils of Corby, East Northamptonshire, Kettering and 
Wellingborough and Northamptonshire County Council.  This is now the strategic plan for the 
period up to 2031.     

The following policies are relevant to the application under consideration: 

19. Policy 1 states that when considering development proposals the Local Planning Authority 
would take a positive approach that reflects the presumption in favour of sustainable 
development contained in the NPPF.  

20. Policy 2 seeks to protect and preserve the distinctive North Northamptonshire historic 
environment.  

21. Policy 8 supports the North Northamptonshire place shaping principles and requires that 
development should create connected places; make safe and pleasant streets and spaces, 
and ensure places are adaptable, flexible and diverse as well as creating a distinctive local 
character. This would result in ensuring quality of life and safer and healthier communities. 

Lloyds Conservation Area Appraisal Management Plan 2008 

22. Extensions onto existing properties – the style and scale will be largely dependent on the 
size of the original building. In general extensions on the sides of buildings that front the 
street shall be built against the gable ends with a lean-to-roof, and be set back slightly from 
the front of the property, or with a steeply pitched gabled roof also set back. 
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23. There are many local examples in the villages around Corby and throughout the 
Northamptonshire area. Some properties feature side extensions with additional lower roofed 
lean-to extensions built on to them providing an organic development character that is 
considered a suitable model. If taller 2-storey, or preferably lower 1 ½ storey extensions are 
required, these should only be added on to the rear of the property at right-angles to it 
(preferably at a mid-point so as to obscure it from the front) forming a T- or L-shaped plan 
with the main house, ensuring that the ridge-line is set below the main ridge of the house. 
Any new windows should match those on the principal property, with dormer windows above 
cut-in to the eaves line. The building material, including the roofs, should match as closely as 
possible the existing brickwork of the walls. In the example illustrated below insufficient care 
has been taken to match the brickwork of the new rear extension to that of the original 
house; the front porch too in its bulk design is damaging to the character of the house. 

Consultations 

The following technical consultees were invited to comment on the application and provided 
below are the comments received:  

24. CBC Environmental Services – No comments or objections.  

25. NCC Highway Authority – Presently cannot support the application due to lack of laid out 
parking provision.  

Advertisement/Representations 

26. Site Notices were erected on lamp post outside the site on 17th August 2017 

27. Public Notice – The application was advertised in the Evening Telegraph on 17th August 
2017.  

28. Neighbour Notification – 

 51 Tanfields Grove 

 1 Chapman Grove 

Summary of representations 

29. No representations received in regards to the application. 

Report 

Principle of Development  

30. The property is an end of terrace dwelling on Tanfields Grove within the Lloyds Conservation 
Area in Corby.  

31. Since the application property is located within the Lloyds Conservation Area, Corby Borough 
Council is statutorily obligated to ensure that the development either preserves or enhances 
the character and appearance of the Conservation Area.  

32. The other planning issues to be considered in the assessment of this application are as 
follows: whether the extension in terms of its scale, size and design would respect the 
character and appearance of the original property and would have any adverse impact on 
residential amenity of the occupiers of neighbouring properties. 

 Design and Impact Upon Street Scene 

33. The application property sits in a prominent position on the corner of Tanfields Grove and 
Chapman Grove and as such the property is viewed from both of these streets. The 
extension would therefore occupy a highly visible position on the side of the property where it 
will be readily viewed from the street scene. Accordingly it is important that the proposal does 
not have a negative impact upon the street scene and in turn preserves or enhances the 
character and appearance of the Lloyds Conservation Area. 

34. The property is the end terrace on a distinct row of four dwellings. As the site is a corner 
property it benefits from generous grounds of approximately 460sqm, therefore in this regard 
the proposal would not result in overdevelopment of the plot, however the scale of the 
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proposal would not form a subservient addition and will be of an inappropriate scale when 
viewed against the existing property.  

35. The existing dwelling measures 4.9 metres in width by 7.2 metres in length, whilst the 
proposed extension would measure approximately the same width and depth of the property. 
Accordingly the proposal is not deemed to be a subservient and would create an un-
proportionate addition to the application property in terms of its excessive width and scale, to 
the detriment of the wider Lloyds Conservation Area. 

36. In terms design, the row of four dwellings (Nos. 47, 49, 51 & 53) form a distinctive element in 
the street scene and the proposal would unbalance the row to the detriment of 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 will erode the character of this section of the street 
scene and result in substantial harm to the Conservation Area.  

37. Guidance within the NPPF (para 133) states that where a proposal will lead to substantial 
harm to the Conservation Area, the Local Planning Authority should refuse consent unless it 
can be demonstrated that the substantial harm is necessary to achieve substantial public 
benefits that outweigh the harm. In this instance the proposal is for a two storey side 
extension to a private dwelling, as such there is no substantial public benefit to outweigh the 
substantial harm that the proposal would cause upon the character and appearance of the 
Lloyds Conservation Area.  

Neighbouring Amenity 

38. 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. The proposal will be wholly visible from the street scene and may be visible 
from some of the dwelling upon Chapman Grove, however it will not materially impact upon 
their private amenity. 

39. 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 
amenity of neighbouring dwellings. 

Highways 

40. 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. 

41. 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.  

Conclusion 

42. The proposed two storey side extension is very similar to the recently refused planning 
application ref: 17/00136/DPA and is still unacceptable in terms of scale, design and impact 
upon the street scene. The proposal 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.  

 RECOMMENDATION: 

 It is recommended that planning permission is refused for the following reason: 

1) The proposed two storey side extension, by reason of its siting, width 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 
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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. 

 Statement of Applicant Involvement 

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. 

Officers to contact: 

 Mitesh Rathod 

 Tel No: 01536 464160 

 Email: mitesh.rathod@corby.gov.uk 

 


