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BOROUGH COUNCIL OF WELLINGBOROUGH   AGENDA ITEM 
 
SITE VIEWING (Date of visit Tuesday 6th March 2012 at 10.15 a.m.) 
 
Planning Committee        07/03/2012 
 
Report of the Head of Planning and Development 
 
APPLICATION REF: 
 

WP/2011/0515/F 

PROPOSAL: 
 

Rear extension on footprint of existing conservatory to 
first floor and partially to second floor - re-submission 
following the refusal of WP/2009/0336/F. 
 

LOCATION: 
 

4 Kings Lane, Little Harrowden, Wellingborough. 
NN9 5BL 
 

APPLICANT: 
 

Mr Stuart McLester. 

 
This application is referred to the Planning Committee for determination because 
Little Harrowden Parish Council has requested a site meeting. 
 
 
PROPOSAL AND DESCRIPTION OF SITE:  
As described with an ‘internal’ balcony at second floor level. 
 
The application property is a semi-detached dwellinghouse that has an irregular 
juxtaposition with the attached dwelling (no. 6 Kings Lane) and the adjacent dwelling 
no. 8 which is set at a lower ground level.  The application dwelling sits adjacent to a 
public footpath which bounds the north-eastern boundary.  
 
RELEVANT PLANNING HISTORY: 
WR/1969/0131 Extension to petrol filling station – approved 
WR/1970/0086 Workshop, spray and store - approved 
BW/1980/0169 Car showroom and alterations to existing vehicular access - 
approved 
WP/2000/0633 Erection of 2 houses - approved 
WP/2009/0336 Rear two storey extension with balcony above on outline of existing 

conservatory – refused 
 

The reasons for refusal on the above decision notice are 
reproduced below: 

 
1. The proposed development would be out of scale and 

character with the existing dwelling house and would detract 
from its appearance, which would thereby be detrimental to 
the visual amenities of the local area as seen from the 
adjoining public footpath.  This would be contrary to Policy 
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13 (General Sustainable Development Principles) of North 
Northamptonshire Core Spatial Strategy. 

 
2. The proposed development would injuriously affect the 

amenities of the adjoining property number 8 Kings Lane by 
reason of overlooking, noise and general disturbance.  This 
would be contrary to Policy 13 (General Sustainable 
Development Principles) of North Northamptonshire Core 
Spatial Strategy. 

 
NATIONAL GUIDANCE, DEVELOPMENT PLAN POLICY AND SUPPLEMENTARY 
PLANNING DOCUMENTS/GUIDANCE: 
North Northamptonshire Core Spatial Strategy (NNCSS):  13 (General sustainable 
development principles) 14 (Energy efficiency and sustainable construction)  
Borough of Wellingborough Local Plan: G4 (Villages) 
Planning Policy Statement 1; Delivering Sustainable Development 
Planning Policy Statement 9; Biodiversity and Geological Conservation 
Supplementary Planning Documents:  Northamptonshire Minerals and Waste 
Development Framework – Development and Implementation Principles, Sustainable 
Design, Biodiversity 
Supplementary Planning Guidance:  Planning Out Crime, Residential Extensions - A 
Guide to Good Design 
 
SUMMARY OF REPLIES TO CONSULTATIONS/REPRESENTATIONS RECEIVED: 
1. Little Harrowden Parish Council – requests a site visit because it is concerned 

with the size of the development. 
 
2. Neighbours/third parties – no comment received. 
 
ASSESSMENT: 
The material planning considerations are: 
 
• Effect on neighbours amenities 
• Effect on the character and appearance of the area 
• Crime and disorder 
• Biodiversity 
 
Effect on neighbours’ amenity 
It is acknowledged that the proposed development could have an effect on the standard 
of amenity that is currently enjoyed by the nearby occupiers; however, it is considered 
that the effects of this revised scheme will not be so harmful to warrant recommending 
the application for refusal.  This is because the garage which serves the next door 
dwellinghouse is nearest to the extension and the design of the balcony will ensure that 
there is no harmful overlooking.  
 
Effect on the character and appearance of the area 
The development is located on the rear of the building, but it would be visible from the 
public domain due to the presence of a footpath that bounds the application site.  The 
proposed design of the extension to the main roof is sympathetic to the existing planes 
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and the multi-planed roof of the smaller element of the scheme would not have any 
material effect on the character and appearance of the area. 
 
The comment of the Parish Council is noted, but it is thought that the proposed 
extension is not so large in comparison with the size of the existing dwellinghouse to 
consider that it is out of proportion or scale with the original part of the building. 
 
Crime and disorder 
It is considered that there are no pertinent crime and disorder issues to take into 
account.  
 
Biodiversity 
No biodiversity issues have been identified within the scope of the application. 
 
Conclusion 
The scheme is acceptable and is recommended for approval with conditions. 
 
RECOMMENDATION: 
Approve with conditions. 
 
 
1. The development shall be begun not later than the expiration of three years 

beginning with the date of this permission. 
2. The external walls and roof of the extension shall be constructed with materials 

of the same type, texture and colour as the external walls and roof of the existing 
building, unless otherwise agreed in writing by the local planning authority. 

 
 
Reasons: 
1. Required to be imposed pursuant to S51 of the Planning and Compulsory 

Purchase Act 2004. 
2. In the interests of visual amenity. 
 
INFORMATIVE/S 
1. Pursuant to Section 38 (6) of the Planning and Compulsory Purchase Act 2004, 

the proposed development complies with the applicable development plan 
policies and there are no other material considerations that would constitute 
sustainable grounds for refusal.  These include specifically the following policies: 
North Northamptonshire Core Spatial Strategy (NNCSS): 13 (General 
sustainable development principles) 14 (Energy efficiency and sustainable 
construction)  
Borough of Wellingborough Local Plan: G4 (Villages). 

2. The applicant is advised that this decision relates to the following drawing 
numbers received on the dates shown: 
Drawing Numbers:     Date Received: 
1134/1, 1134/2, 1134/3 and 1134/4 10 January 2012    
1134/5      8 February 2012 
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BOROUGH COUNCIL OF WELLINGBOROUGH   AGENDA ITEM 
 
SITE VIEWING (Date of visit Tuesday 6th March 2012 at 10.50 a.m.) 
 
Planning Committee        07/03/2012 
 
Report of the Head of Planning and Development 
 
APPLICATION REF: 
 

WP/2012/0013/FM 

PROPOSAL: 
 

Demolition of existing buildings and the erection of 25 
dwellings with associated parking provision totalling 
32 parking spaces and landscaping - Amended plans 
(changes to layout, parking provision and dwelling 
mix). 
 

LOCATION: 
 

Medical Centre, 121 Nest Farm Crescent, 
Wellingborough.  NN8 4TU 
 

APPLICANT: 
 

Mr Glick, C/o Agent. 

 
Major development involving Planning Obligations 
 
 
PROPOSAL AND DESCRIPTION OF SITE:  
The application seeks planning approval for the demolition of the existing buildings and 
the erection of 25 dwellings with associated parking provision totalling 32 parking 
spaces and landscaping.  The dwelling mix is provided on the submitted site plan with 
elevations. 
 
Hemmingwell Lodge is situated approximately 1 mile north of Wellingborough town 
centre and to the south of the A510 which runs around the outskirts of the north east of 
Wellingborough. Immediately surrounding the application site are residential dwellings 
to the south (fronting Sandpiper Lane), open grassland and residential dwellings to the 
east, the Hemmingwell Community and Skills Centre to the north, and the Hope Project 
(used as a pre-school nursery, café, youth room, meeting rooms and offices for the 
Family Support Team) to the north west.  The site is accessed to the north east via 
Gannet Lane, which runs south off Nest Farm Crescent.  The application site measures 
0.35ha and comprises a three storey building, landscaped areas and associated car 
parking. 
 
RELEVANT PLANNING HISTORY: 
The application site is currently vacant but was last used as a doctor’s surgery (Class 
D1) following a temporary permission granted by the Council in July 2010 for a change 
of use from a nursing home (Class C2) to a doctor’s surgery until 31 October 2012 (Ref: 
WP/2010/0232/FCOU).  In effect, the site still retains its authorised C2 use as a nursing 
home.  It is understood that following fire at the Gold Street Medical Centre in May 
2010, NHS Northamptonshire sought a temporary home for the doctors’ surgeries that 
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were based there pending the completion of the Isebrook Hospital site.  The buildings 
have now been vacated. 
 
NATIONAL AND LOCAL PLANNING POLICY: 
Planning Policy Statement 1 – Delivering Sustainable Development 
Planning Policy Statement 3 – Housing 
Planning Policy Guidance Note 13 - Transport 
North Northamptonshire Core Spatial Strategy 

Policy 1 (Strengthening the Network of Settlements) 
Policy 6 (Infrastructure Delivery and Developer Contributions) 
Policy 9 (Distribution and Location of Development) 
Policy 13 (General Sustainable Development Principles 
Policy 14 (Energy Efficiency and Sustainable Construction) 

Wellingborough Local Plan 
Policy H8 (Affordable Housing) 

 
SUMMARY OF REPLIES TO CONSULTATIONS/REPRESENTATIONS RECEIVED: 
1. NCC Highways – previous concerns have been addressed by submitting a 

revised site layout and changes to access arrangements.  The amended plan, 
Drawing No.1009 003 Rev A, now provides increased penetration into the site 
and, subject to their construction in accordance with the specification of 
Northamptonshire County Council and to an appropriate agreement under the 
Highways Act 1980 consideration will be given to the adoption of the ways giving 
access to the development as highway maintainable at the public expense. 

 
2. NCC Archaeology - some archaeological observation was carried out in the 

1970s when the estate was built, and the remains of Iron Age settlement activity 
were recorded.  However, I would expect that the construction of the medical 
centre and associated works are likely to have removed any archaeological 
deposits which may have been present.  Therefore I have no objection to the 
application on archaeological grounds. 

 
3. NCC – Development Management – request for financial contributions towards 

libraries, fire and rescue and education.  
 
4. Northamptonshire Police – no formal objections but suggested conditions. 
 
5. The Environment Agency - no objection to the proposed development, subject to 

the imposition of the following condition on any planning permission granted 
regarding details of a scheme, including phasing, for the provision of mains foul 
water drainage on and off site. 

 
6. BCW Environmental Protection – request for an Environmental Risk Assessment 

to consider the potential for contamination. 
 
7. BCW Cultural Development Manager – financial contribution for open space 

provision, maintenance and environmental improvements. 
 
8. BCW Trees and Landscape Officer - the latest plan moves the buildings a little 

further from the trees, but in my opinion not enough to allow the four most 
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vulnerable trees to be realistically retained.  If it is decided that the trees have to 
be lost the developer must pay and provide some replacement planting if 
required. 

 
ASSESSMENT: 
Principle 
As clarified above, the application has authorisation for C2 (Nursing/care home) and 
there is no policy objection to the loss of such facility in the development plan.  The 
redevelopment of the site for residential (C3) is not only acceptable in principle, but 
complies with the development plan policies that seek in the main, to provide new 
housing on previously developed sites.  The site is a brownfield site as defined under 
PPS 3. 
 
PPS 3 states that housing policy objectives provide the content for planning for housing 
through development plans and planning decisions.  Amongst others, the guidance 
states that  the planning system should deliver housing development in suitable 
locations, which offer a good range of community facilities and with good access to 
jobs, key services and infrastructure; and in identifying suitable locations for housing 
development, a priority for development should be previously developed land in 
particular vacant and derelict sites and buildings; locations with good public transport 
accessibility and/or by means other than the private car; accessibility of proposed 
development to existing local community facilities, infrastructure and services, including 
public transport. 
 
Design and Layout 
Hemmingwell Estate is characterised by terraces of 2-storey dwellings with dual pitched 
roof profile in most cases.  The proposed development picks on this salient 
characteristic feature with the dwellings arranged in the form of terraces, with exception 
of the 3-storey block of flats.  In comparison with the existing institutional building on the 
site, the overall scale of the development would have a lower visual impact.  Several 
layout options were considered in formulating the plan, but the proposed layout has the 
additional benefit of offering natural surveillance to the Nest Farm Way as a deterrent to 
crime and anti-social behaviour.  The roof profile and the fenestration of the buildings 
are both similar to those on the surrounding buildings.  In the circumstances, the 
proposed development is in keeping with the character and the prevailing appearance 
of the surrounding area. 
 
Trees & Landscape 
The proposed development would most likely result in the loss of about 4 unprotected 
trees adjacent to the eastern boundary of the site.  These trees are not on the 
application site and any further amendment to the layout to protect the trees could only 
be achieved at the expense of some parking spaces and alteration to the access 
arrangement.  To compensate for the likely loss, the developer / applicant has agreed 
to make a financial contribution for compensatory tree planting elsewhere.  The loss of 
the unprotected trees in itself is not problematic and unlikely to have an adverse impact 
on the character and appearance of the surrounding area. 
 
Amenity Impact 
Due consideration is given to the siting of the surrounding dwellings in the layout of the 
development.  The existing trees on Nest Farm Way are proposed to be retained and 
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these offer a buffer between the proposed dwellings and those that are on the nearby 
Sandpiper Lane.  In the interest of safeguarding the amenities of existing and future 
occupiers a condition, removing permitted development rights of the proposed houses 
is recommended.  Furthermore, due to uneven topography, details of the site levels are 
also reserved by condition. 
 
Access and Parking Provision 
The proposed development seeks to utilise the existing access to the site from Nest 
Farm Crescent.  This is considered acceptable by the Highway Engineers, whose 
concerns have been addressed in the amended layout.  The parking provision equates 
to 128%, which is considered acceptable given the site’s location in relation to services 
and facilities. 
 
Planning Obligations 
In response to the various representations and in accordance with the provisions under 
Policy 6 of the Core Strategy, it is recommended that the approval of this scheme be 
subject to a Legal Agreement or a suitable Unilateral Undertaking covering the following 
heads of terms: 
 
- Highways improvements; 
- Open space and environmental improvements (including replacement tree 

planting); 
- Libraries, Fire and Rescue; and 
- Education 
 
The development passes the threshold of affordable housing provision identified in the 
development plan and in national guidance – PPS 3.  However, the immediate area 
comprises mainly social housing tenure and in accordance with PPS 3 – in the interest 
of fostering social inclusion, it is not considered appropriate to require a separate 
obligation for affordable housing provision as part of this development.  That said, the 
developers have expressed their willingness to consider developing the site for 
affordable housing in its entirety and in all likelihood, this is likely to be the case.  
 
Section 38(6) of the Planning and Compensation Act 2004 replaces section 54A of the 
Town and Country Planning Act 1990 and states that if regard is to be had to the 
development plan for the purpose of any determination to be made under the Planning 
Acts, the determination must be made in accordance with the plan unless material 
considerations indicate otherwise.  As mentioned above, the development plan policies 
require affordable housing provision as part of larger developments above a certain 
threshold.  The material consideration that outweigh the policy requirement in this case 
is the prevailing tenure composition in the surrounding area and the need to foster 
better dwelling mix and social inclusion in accordance with the provisions in the national 
guidance PPS 3.  
 
RECOMMENDATION:  
Grant permission subject to the following conditions: 
 
 
1. The development shall be begun no later than 3 years beginning with the date of 

this permission. 
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2. Notwithstanding any materials specified in the application form and/or the 
drawings, particulars and samples of the materials to be used on all external 
surfaces of the buildings, including fenestration, windows, doors, eaves and 
verges shall be submitted to and approved in writing by the local planning 
authority before the commencement of the development.  The development shall 
be carried out in accordance with the approved details. 

3. Details of those parts of the site not covered by buildings including any parking, 
roads, footpath, hard and soft landscaping, surface and boundary treatments 
shall be submitted to and approved in writing by the local planning authority 
before the commencement of the development.  The development shall be 
carried out in accordance with the approved details. 

4. No preparatory works, site clearance or other building operations in connection 
with this approval shall commence until a plan showing the method and means 
of tree protection in accordance with British Standard 5837:2005 and a 
programme and schedule of tree protection measures (including dates and 
times) have been submitted to and approved in writing by the local planning 
authority.  Such protection as approved shall be in place before any building 
work commences and shall be retained throughout the period of works. 

5. The proposed tree planting/landscape scheme shall be implemented during the 
next planting season after the completion of the building operations on site or 
within any such longer period as may be agreed in writing with the local planning 
authority.  Such planting shall be maintained, including the replacement of dead, 
dying or defective trees, shrubs or ground cover plants for a period of 5 years. 

6. A Landscape Management Plan including long term design objectives, 
management responsibilities and maintenance schedules of all landscaped 
areas, other than small, privately owned domestic gardens, shall be submitted to 
and approved in writing by the local planning authority prior to the occupation of 
the development.  The Management Plan shall be carried out in accordance with 
the approved scheme unless otherwise agreed in writing by the local planning 
authority. 

7. Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) Order (or any other Order revoking or re-enacting the 
Order), no buildings, extensions or alterations permitted by Classes A, B, C, D 
and E of Part 1 of Schedule 2 of the Order shall be carried out to the 
dwellinghouses hereby approved without the prior written consent of the local 
planning authority. 

8. The car parking spaces shown on the approved drawings shall be laid out and 
provided before the occupation of the dwellings and shall thereafter be kept free 
from obstruction and shall be retained for parking purposes for the occupiers of 
the development and their visitors. 

9.  Vehicle to vehicle visibility of 2.4m x 2.4m shall be provided and maintained in 
both directions at the change of direction at the junction of Nest Farm Crescent; 
Adequate turning facilities shall be provided to be provided at the change of 
direction with Nest Farm Crescent and at the termination of the proposed access 
road and swept path analysis shall be provided to indicate that sufficient space is 
provided to permit the maximum size refuse collection vehicle to turn around and 
stand to serve the proposed development; No building or similar structure shall 
be erected closer than 0.5m to the existing or prospective highway boundary; All 
individual dwellings fronting the adopted footpath known as Nest Farm Way shall 
be provided with a pedestrian means of access over the intervening area of open 
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space. It will be necessary for the applicant to obtain the approval for making 
access in this way from the owner of the land. 

10. Before the development commences, an Environmental Risk Assessment (ERA) 
to identify potential for contamination of the site shall be submitted to the local 
planning authority.  Should the ERA identify any contamination, it shall contain 
measures for its remediation that shall be approved in writing by the local 
planning authority.  The site shall be remediated to the satisfaction of the local 
planning authority prior to the occupation of the development. 

11. Before development is commenced, the finished floor levels of the approved 
dwellings in relation to the adjacent properties (by way of cross-section 
drawings) shall be submitted to the local planning authority and approved in 
writing. 

12. No development shall commence until details of a scheme, including phasing, for 
the provision of mains foul water drainage on and off site has been submitted to 
and approved in writing by the local planning authority.  No dwellings shall be 
occupied until the works have been carried out in accordance with the approved 
scheme. 

 
Reasons: 
1. Required to be imposed pursuant to S51 of the Planning and Compulsory 

Purchase Act 2004. 
2. To ensure a satisfactory appearance for the development in the interest of visual 

amenity. 
3. To ensure that the site is satisfactorily landscaped and in order to maintain and 

enhance the visual amenity of the area. 
4. To safeguard the existing trees in the interest of visual amenity of the area. 
5. To ensure that the site is satisfactorily landscaped and in order to maintain and 

enhance the visual amenity of the area. 
6. In order to maintain and enhance the landscape quality and visual amenity of the 

area 
7. To afford the local planning authority the opportunity to control future 

developments on the site, having regard to the nature of the site and in the 
interests of safeguarding the amenities of neighbouring occupiers. 

8. To ensure adequate off-street parking provision and in order to prevent 
additional parking in surrounding streets which, could be detrimental to amenity 
and prejudicial to safety. 

9. In the interest of highway and pedestrian safety 
10. In the interests of health and safety of the occupiers of the development. 
11. In the interest of the amenities of the adjoining residential occupiers. 
12. To prevent flooding, pollution and detriment to public amenity through provision 

of suitable water infrastructure. 
 
INFORMATIVE/S 
1. Pursuant to Section 38 (6) of the Planning and Compulsory Purchase Act 2004, 

the proposed development complies with the applicable development plan 
policies and there are no other material considerations that would constitute 
sustainable grounds for refusal.  These include specifically the following policies: 
North Northamptonshire Core Spatial Strategy 
 Policy 1 (Strengthening the Network of Settlements) 
 Policy 6 (Infrastructure Delivery and Developer Contributions) 
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 Policy 9 (Distribution and Location of Development) 
 Policy 13 (General Sustainable Development Principles 
 Policy 14 (Energy Efficiency and Sustainable Construction) 
Wellingborough Local Plan 
 Policy H8 (Affordable Housing) 

2. The applicant is advised that this decision relates to the following drawing 
numbers received on the dates shown: 
Drawing Number:    Date Received: 
1009-002, 001A, 002A & 003A  15 February 2012 

3. The Northamptonshire Police have advised the following: 
All Entry/Exit doors including rear patio doors to the dwellings should meet Pas 
23/24 2007 or equivalent standard, which is the minimum requirement for door 
security (as per Secured by Design guides).  
Windows should meet BS 7950 standard, which is the minimum requirement for 
window security all ground floor glazing should be laminated to 6.4mm.  
Communal entrances would benefit from having a secure door entry system so 
that occupants can vet guests from the safety of their apartment and prevent un-
wanted visitors having access to communal areas such as stairwells.  
Internal stairwell doors should be fire doors. 
Garage doors should have multi-point locking of no less than 3 points preferably 
4. 
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BOROUGH COUNCIL OF WELLINGBOROUGH   AGENDA ITEM 
 
 
 
Planning Committee        07/03/2012 
 
Report of the Head of Planning and Development 
 
APPLICATION REF: 
 

WP/2011/0410/F 

PROPOSAL: 
 

Erection of 2 no. new dwellings with access from 
Harrowick Lane. Revised scheme and additional 
information. 
 

LOCATION: 
 

Land adjacent 1 Harrowick Lane, Earls Barton, 
Northampton.  
 

APPLICANT: 
 

Mr S Watkins. 

 
NOTE: 
Decision on application deferred at Planning Committee on 4th January 2012.  Applicant 
has amended scheme as follows:- 
 

“At the Planning Committee on 4th January 2012, the members voted to defer 
the above planning application for amendments.  I have subsequently liaised 
with Mr Kilpin who clarified that the main objection was in relation to the height of 
the houses.  We have therefore amended the planning application so that each 
of the two houses is lowered by 750mm. 

 
We are very keen to retain the original design of the houses.  We want to build 
something that has a real presence.  Our design has been inspired by some of 
the buildings in the local conservation area which have high pitched roofs and 
gable ends.  The conservation officer has given his approval to the design and 
recognises that the development styles in the surrounding area are well mixed 
with a marked variation in period, form and configuration.  Additionally, the report 
of the Head of Planning and Development (04.01.12) states, "It is considered 
that the dwellings, by way of their design theme, mass and form, could have a 
positive influence on the visual amenity of the street scene." 

 
In order to retain the original design, we are planning to lose 200mm from the 
room heights.  We have also looked at the ground levels on the site and have 
decided to lower the finished floor level by 550mm.  I would rather not take the 
latter option as it will involve quite a bit of extra work and expense, but this is the 
only way we believe it can be done without changing the design. 

 
When comparing heights the proposed dwellings are higher than the cottage at 
No. 8 Campbell Square.  But this is a very small cottage which is set into the 
ground. However, the proposed houses are to the north of this cottage and do 
not take any direct sunlight.  Indeed, they provide good shelter from the northerly 
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winds.  A fairer comparison might be against the houses to the north such as No.  
8 Harrowick Lane. When doing this, it can be seen that the proposed dwellings 
are of a similar height. 

 
We have taken on board the advice given to us by the planning officers at 
Wellingborough Council.  We are submitting the amended plans as detailed 
above and would be grateful if a decision could be made at the March Planning 
Committee meeting.” 

 
At time of meeting two responses from occupiers of neighbouring properties have been 
received:- 
 
 8 Campbell Square –  
 

“Re the above - regarding ammended plans and additional information.  When 
comparing heights in relation to these proposed properties a fair comparison is to 
No. 8 Campbell Square.  The suggested comparison to houses to the north in 
Harrowick Lane is unfair as they are a considerable distance away as apposed 
to the small cottage (campbell Square) being only one metre away. 

 
The full 750rnm reduction in height is in accordance with the wishes of the 
planning committee meeting of the 4th January.  The suggested reduction of 
room heights only of 200mm is not acceptable. 

 
A further reduction bringing the finished floor level down is better.  Realising the 
full 750mm. 

 
However when the ground is excavated we would like to remind you of the third 
party walls act. section 6. 

 
We do want to be reasonable and we are contactable at any point for 
consultation.” 

 
 4, 5 and 6 Campbell Square –  
 
 “Further to your letters 06/02/12 we agree the reduced height is an improvement, 

although the plans still show the proposed houses towering over cottage no 8 
Campbell Square. Together with the building extension recently built at the back 
of 1 Harrowick Lane the owners of no 8 must be feeling totally swamped, We 
remain of the opinion that these proposed houses are too close to no 8 and too 
massive. The proposed buildings are not so close to the other properties 
mentioned in the applicant's letter for comparison purposes, A couple of high 
quality bungalows would be much better. Please note our objections, mainly due 
to the height still.” 

 
 
RECOMMENDATION: 
Approve with conditions. 
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1. The development shall be begun not later than the expiration of three years 
beginning with the date of this permission. 

2. Representative samples of all external facing and roofing materials shall be 
submitted to and approved in writing by the local planning authority before the 
development is commenced and the development shall be carried out using the 
approved materials. 

3. Before development commences a scheme for screen fencing/walling shall be 
submitted to the local planning authority for approval in writing. The approved 
scheme shall be implemented to the satisfaction of the local planning authority 
before the dwellings are occupied. 

4. Before development commences details of the intended porous hard surfacing 
for the access and the parking and manoeuvring areas shall be submitted to the 
local planning authority for approval in writing. The development shall be carried 
out using the approved materials. 

5. Before development commences revised elevational details which omit the front 
balconies shall be submitted to the local planning authority for approval in 
writing. The development shall be carried out in accord with the approved details.

6. Before the development is commenced a landscape scheme shall be submitted 
to the local planning authority for approval in writing. The approved scheme shall 
be implemented concurrently with the development and shall be completed not 
later than the first planting season following the substantial completion of the 
development. Any trees and shrubs removed, dying, being severely damaged or 
becoming seriously diseased within five years of planting shall be replaced by 
trees and shrubs of similar size and species to those originally required to be 
planted or other species as may be agreed. 

7. Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) Order 1995 (or any order revoking and re-enacting that 
Order with or without modification), no additional windows shall be inserted into 
the dwellings above ground floor level without the express planning permission 
of the local planning authority. 

8. Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) Order 1995 (or any order revoking and re-enacting that 
Order with or without modification), no outbuildings shall be erected within the 
curtilage of the approved dwellings without the express planning permission of 
the local planning authority. 

9. Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) Order 1995 (or any order revoking and re-enacting that 
Order with or without modification), the approved dwellings shall not be extended 
without the express planning permission of the local planning authority. 

10. No development shall take place on the application site until the applicant, or 
their agents or successors in title, has secured the implementation of a 
programme of archaeological work in accordance with a written scheme of 
investigation which has been submitted to the local planning authority for 
approval in writing. 

11. The development shall be carried out in accordance with the amended plan(s) 
deposited with the local planning authority on 6th February 2012 . 
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Reasons: 
1. Required to be imposed pursuant to S51 of the Planning and Compulsory 

Purchase Act 2004. 
2. In the interests of visual amenity. 
3. In the interests of visual amenity, privacy and security. 
4. In the interests of sustainable urban drainage and highway safety. 
5. In the interests of protecting the privacy of nearby residential occupiers. 
6. In the interests of visual amenity and biodiversity. 
7. In the interests of privacy. 
8. In the interests of: protecting the amenity of adjacent residential occupiers, 

preventing overdevelopment of the site and to protect the setting of the Earls 
Barton Conservation Area. 

9. In the interests of: protecting the amenity of adjacent residential occupiers, 
preventing overdevelopment of the site and to protect the setting of the Earls 
Barton Conservation Area. 

10. To ensure that features of archaeological interest are properly examined and 
recorded, in accordance with PPS5 Policy HE.12. 

11. To ensure that the development is carried out in accordance with the agreed 
amendments. 

 
INFORMATIVE/S 
1. Pursuant to Section 38 (6) of the Planning and Compulsory Purchase Act 2004, 

the proposed development complies with the applicable development plan 
policies and there are no other material considerations that would constitute 
sustainable grounds for refusal.  These include specifically the following policies: 
Regional Spatial Strategy 8 
North Northamptonshire Core Spatial Strategy 1 (Strengthening the network of 
Settlements) 13 (General sustainable development principles) and 14 (Energy 
efficiency and sustainable construction) 
Borough of Wellingborough Local Plan:  G4 (Development within the limited 
development and restricted infill villages). 

2. The applicant is advised that this decision relates to drawings received on 6th 
February 2012. 

3. The Public Health Act 1875 and the Town Improvement Clauses Act 1847 at 
S.64 
Prior to occupation of the newly created premises(s), the street numbering for 
this development must be agreed with the Street Naming and Numbering Officer.  
When issued, the number allocated must be clearly displayed on the outside of 
the property. Application forms for Street Naming and Numbering are available at 
www.wellingborough.gov.uk 
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O R I G I N A L   R E P O R T 
 

BOROUGH COUNCIL OF WELLINGBOROUGH   AGENDA ITEM 
 
SITE VIEWING (Date of visit Tuesday 3rd January 2012 at 12.10 p.m.) 
 
Planning Committee       04/01/2012 
 
   
Report of the Head Planning and Development 
 
 
APPLICATION REF: WP/2011/0410/F 
 
PROPOSAL: Erection of 2 no. new dwellings with access from Harrowick Lane. 

Amended plans and additional information. 
 
LOCATION: Land adjacent 1 Harrowick Lane, Earls Barton, Northampton. 
 
APPLICANT: Mr S Watkins. 
 
 
Members site visit requested by Earls Barton Parish Council. 
 
 
PROPOSAL AND DESCRIPTION OF SITE:  
As described.  
 
The land is flat and mainly laid to grass, although there are some mature and maturing 
trees and shrubs on the site. Adjacent is the Campbell Square development which is 
nearing completion. On the boundaries is a variety of fencing and walling.  To the front 
of the site is an outbuilding that appears to be being used as a garage/workshop.  Also 
on the at the front of the site is no. 1 Harrowick Lane which is a bungalow that has 
private, informal off road parking on its highway frontage.  The stretch of Harrowick 
Lane is narrow and of single track width and there is no opportunity for vehicles to park 
in this part of the road.  Should vehicles want to park in Harrowick Lane they have to 
travel past the application site where there is unregulated parking in highway near to 
the recreation field. 
 
RELEVANT PLANNING HISTORY: 
WR/1966/0174 Bungalow – conditionally approved 
WR/1967/0080 Bungalow with hard standing – approved 
WR/1968/0169 Garage – approved 
WP/2010/0092/O Construct 4 no. houses on land behind no. 1 Harrowick Lane, Earls 

Barton – outline application with only access arrangement to be 
considered at this stage. Approved at Appeal and full Costs 
awarded against the Council. 

 
The indicative plans that accompanied this outline application illustrated dwellings that 
had ridge heights of between 7.5m and 7.7m. 
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NATIONAL GUIDANCE, DEVELOPMENT PLAN POLICY AND SUPPLEMENTARY 
PLANNING DOCUMENTS/GUIDANCE: 
Regional Spatial Strategy 8 
North Northamptonshire Core Spatial Strategy 1 (Strengthening the network of 
Settlements) 13 (General sustainable development principles) and 14 (Energy 
efficiency and sustainable construction) 
Borough of Wellingborough Local Plan: G4 (Development within the limited 
development and restricted infill villages) 
Planning Policy Statement 1; Delivering Sustainable Development 
Planning Policy Statement 3; Housing 
Planning Policy Statement 7; Sustainable Development in Rural Areas 
Planning Policy Statement 9; Biodiversity and Geological Conservation 
Planning Policy Statement 23; Planning and Pollution Control 
Supplementary Planning Document; Northamptonshire Minerals and Waste 
Development Framework – Development and Implementation Principles, Sustainable 
Design, Biodiversity 
Supplementary Planning Guidance:  Parking, Planning Out Crime 
 
SUMMARY OF REPLIES TO CONSULTATIONS/REPRESENTATIONS RECEIVED: 
An amended plan and a letter dated 3 November have been received from the 
applicant.  The plan illustrates an altered red line and also shows the proposed 
development in the street scene.  The letter sets out to explain the rationale of the 
design more clearly and attempts to answer the criticisms made by the objectors; a 
summary is given below: 
 
• identification of actual number of objectors. 
• identification of surrounding building styles and recognition that site is set back 

from the road behind a bungalow and garaging.  Unsurprising that the proposed 
style reflects the vernacular housing that lines the Conservation Area in West 
Street and not the building styles of the surrounding dwellings. 

• apex of the principal roof is the same as the height of the roof of the approved 
scheme (WP/2011/0092) at 7.8m.  The gabled projections extend 0.65m higher. 

• little difference between the profile of the approved terrace and the proposed 
dwellings. The two proposed houses should be less overbearing due to: the 2m 
gap in-between them, the hipped roof elements adjacent to the boundaries and 
the diminishing effect of relatively large roof areas when compared to the 
imposing nature of two-storey masonry. 

• properties in Leys road are approximately 0.5m higher than the application site.  
No. 2 Leys Road is located a minimum 45m from the rear of the proposed 
houses and is screened by a 2.4m high brick wall and mature trees. 

• balconies are Juliet balconies and do not pose any greater threat to privacy or 
intrusion than would a window.  Balconies to the front do not overlook any 
properties. 

• ‘the landing window located on the boundary wall of the brick/stone cottage to 
the south of the site would be partially obstructed by the roof of unit 2 but the 
proposed property is 1m away from the boundary (in contrast to the existing 
cottage which is built up to and recently extended against the boundary) and the 
window in question should, according to planning law, be obscured and not be 
obliged any rights of light over the applicant’s land’. 
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1. Earls Barton Parish Council - requests a visit from the Site Viewing Group due to 

the objections it has received to the amended plans. 
 

2. Northamptonshire County Council Highway Authority – has returned the 
application with a pro forma sticker suggesting that the Council seeks its 
highways advice from its published standards.  The Highway Authority has, 
however, supplied a covering letter which makes reference to the following 
recommendations: 

 
• the shared private drive must be 4.5m wide for the first 10m from the 

highway and the first 5m must be hard surfaced to prevent loose materials 
being carried onto the highway 

• the vehicular crossing and surfaces must be reinstated to the 
Northamptonshire County Council specification 

• visibility splays to be provided and maintained 
 

3. Northamptonshire County Council Sustainable Urban Drainage (SUDS) – “with 
respect to SUDS, schedule 3 of the Floods and Water Management Act 2010 
has not yet come into effect and is unlikely to do so until April 2012.  As such we 
are unable to provide a full consultation service at this point. 

 
It is important to consider a SUDS scheme before any construction on the site 
begins. It is also essential to supervise construction of a SUDS scheme as it is 
costly and difficult to rectify any mistakes made.  For further guidance please 
consult the SUDS manual (Circa 2007).  If the developer intends for a SUDS 
scheme to be adopted by NCC in the future, it must meet the requirements of our 
guidelines.  These have not been published; however, they are likely to reflect 
those of Cambridge City Council.” 

 
4. Northamptonshire County Council Archaeology – provides a brief historical 

context of the site and opines that there is the potential for archaeological 
remains to survive.  The Advisor identifies that the proposed development will 
have a detrimental impact on any archaeological deposits that could be present, 
but under the circumstances, it does not represent an overriding constraint.  A 
condition for an archaeological programme of works in accordance with the 
provisions of PPS 5 is suggested. 

 
5. Borough Council of Wellingborough Environmental Protection Service - no 

comment received. 
 
6. Environment Agency – has no comment because it considers that the proposed 

development is low risk. 
 
7. Borough Council of Wellingborough Design and Conservation Officer – agrees 

with the rationale underpinning the design of the proposal. 
 
An additional comment states: 
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“I note that the issue of the effect of the development on the setting of the 
conservation area has been raised. 
 
The development is set well back into the site and is thereby not prominent when 
viewed from the recreation ground which is incorporated in the conservation 
area.  In this backland area development styles are very mixed with a marked 
variation in period, form and configuration.  Accordingly, whilst the design of the 
new units is a little unusual, in my opinion for the above reasons it does not harm 
the setting of the conservation area.” 

 
8. Northamptonshire Police – has no objection but goes on to suggest security 

standard for doors and windows. 
 
9. Neighbours – objections have been received from the occupiers of 2 Leys Road; 

the prospective occupiers of 8 Campbell Square and multiple letters from the 
developer of the adjacent Campbell Square site.  The writers cite the following 
issues for opposing the application: 

 
• landing window will be looking out onto a brick wall 
• loss of light 
• design of the dwellings is not in keeping with surrounding houses, which is 

to allow for possible future expansion of the living accommodation and 
would represent an overdevelopment of the site 

• difference in ground levels and balconies would exacerbate loss of privacy 
• planning history 
• site is on the edge of the conservation area and the development does not 

take this into consideration 
• request for visit from the Site Viewing Group 
• reference to other developments in the village and ongoing degradation 

and rape 
 

ASSESSMENT: 
The material planning considerations are: 
 
• Compliance with policy 
• Highway safety, access and parking 
• Effect on visual amenity, character of the area and setting of the Earls Barton 

Conservation Area 
• Effect on neighbours amenities 
• Crime and disorder 
• Biodiversity 
 
Compliance with policy 
By allowing the Appeal the Inspector established the principle of residential 
development taking place on the site. 
 
Highway safety, access and parking 
Policy 13 (d) of the North Northamptonshire Core Spatial Strategy states that new 
development should have a satisfactory means of access and provide for parking, 
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servicing and manoeuvring in accordance with adopted standards and Policy 13 (n) 
goes on to say that development should not have an adverse impact on the highway 
network and will not prejudice highway safety. 
 
The Highway Authority has responded to its consultation with a pro forma sticker which 
directs this Council to its published highway standards together with a covering letter 
which makes reference to specific standards and specifications. 
 
It could be the case the two dwellings now proposed could produce less vehicular 
movements than the four consented at the outline stage by the Inspector and could 
have less of an impact on the local highway network. 
 
There is no evidence to suggest the application should be refused on the grounds of 
potential danger to highway safety. 
 
Effect on visual amenity, character of the area and setting of the Earls Barton 
Conservation Area 
The North Northamptonshire Core Spatial Strategy, Policy 13 (h) says that new 
development should be of a high standard of design, architecture and landscaping, 
respect and enhance the character of its surroundings.  Policy (i) of the NNCSS goes 
on to say that development should create a strong sense of place by strengthening the 
distinctive historic and cultural qualities and townscape of the towns and villages 
through its design, landscaping and use of public art.  Policy (o) continues this theme 
and states that development should conserve and enhance the landscape character; 
historic landscape designated built environmental assets and their settings.  
 
Policy 15 (f) of the NNCSS goes on to state that in order to deliver sustainable 
residential communities higher densities will be sought particularly in the locations most 
accessible on foot, cycle and public transport, although increases in density should not 
detract from the traditional streetscape and built form where this is worthy of 
safeguarding. 
 
With regards to Policy G4 of the local plan it states that development will be granted 
planning permission if it will not have an adverse effect, either individually or 
cumulatively, on the size, form, character or setting of the village. 
 
With regards to Government advice the requirement for designs that contribute 
positively to their surroundings and which are also appropriate to their context is 
mentioned in paragraph 34 of PPS 1 and this concept is also reflected in the guidance 
contained in PPS 3.  However, paragraph 38 of PPS 1 suggests that policies should 
avoid unnecessary prescription or detail and should concentrate on guiding the overall 
scale, density, massing, height, landscape, layout and access of new development in 
relation to neighbouring buildings and the local area more generally.  It goes on to say 
that local planning authorities should not attempt to impose architectural styles or 
particular tastes and they should not stifle innovation, originality or initiative through 
unsubstantiated requirements to conform to certain development forms or styles.  It is, 
however, proper for the Council to seek to promote or reinforce local distinctiveness 
particularly where this is supported by clear plan policies or supplementary planning 
documents on design. 
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In addition to the policy background, the Council is under a duty to pay special attention 
to the application to ensure that the development preserves and enhances the setting of 
the conservation area. 
 
With regards the Earls Barton Conservation Area, the Council’s Design and 
Conservation Officer considers that the proposed development will not affect its setting 
for the reasons set out above. 
 
With regards to the effect of the development on the general character and appearance 
of the area; it is accepted that the design of the development does not perhaps reflect 
the style of the dwellings in Harrowick Lane, but it is also obvious that there is no 
consistent architectural theme or style close by.  However, the design of the new 
dwellings takes its theme from the appearance of the nearby buildings in West Street 
which are in the conservation area and are identified in the appraisal as being buildings 
of note. 
 
It is considered that the design of the dwellings, by way of their design theme, mass 
and form could have a positive influence on the visual amenity of the street scene and 
the scheme conforms to Government guidance and development plan policy. 
 
Effect on neighbours’ residential amenity 
Policy 13 (l) of the North Northamptonshire Core Spatial Strategy states, inter alia, that 
new development should not result in an unacceptable impact on the amenities of 
neighbouring properties or the wider area by reason of loss of light or overlooking; 
 
The comments of third parties regarding this issue are noted and it is accepted that the 
proposed development will have an effect on the standard of amenity that is currently 
enjoyed by the existing and potential occupiers of the surrounding dwellings.  It is 
thought, however, that the possible harmful effects will not be so serious to warrant 
refusing the proposal on these grounds for the following reasons. 
 
With regards to loss of light, the potential occupiers of the cottage in the Campbell 
Square development are positioned to the south of the Harrowick Lane application site 
and as a consequence will not lose any direct sunlight because of the development.  
The concern regarding the deleterious effects on a landing window are noted, but a first 
floor landing is not a habitable room and there are other reasonable alternative methods 
of introducing light onto such an area other than by a window in  a flank wall.  With 
respect to the occupiers of the terrace to the north, their orientation would mean that the 
sun would be at its highest point when it passes over plot no. 1 which would mitigate its 
effect, and in addition there is a reasonable intervening gap between the existing and 
proposed buildings.  It can be seen that the position of the proposed dwellings in 
relation to the movement of the sun during the day and the surrounding dwellings still 
will allow for an acceptable amount of light to be received by the nearby residents.  
 
With regards to the privacy issue it is considered that the privacy distances in-between 
the dwellings in Leys Road and the proposed dwellings are acceptable.  This view takes 
into account the differing ground levels and the inclusion in the scheme of the rearward 
facing ‘Juliet’ balconies.  However, the front elevations of the proposed dwellings 
include balconies; the use of which would allow for harmful downward sideways 
overlooking which would result in an unacceptable loss of privacy for the adjacent 
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residential occupiers.  It is recommended that a condition be imposed which would 
require the submission for approval of revised elevational details which omit the 
proposed front balconies in the interests of safeguarding a reasonable standard of 
privacy for the immediate neighbours. 
 
Crime and disorder 
No pertinent crime and disorder issues have been identified. 
 
Biodiversity 
No biodiversity issues have been identified within the scope of the application. 
 
Conclusion 
The application is considered to be acceptable subject to conditions. 
 
RECOMMENDATION: 
Approve with conditions. 
 
 
1. The development shall be begun not later than the expiration of three years 

beginning with the date of this permission. 
2. Representative samples of all external facing and roofing materials shall be 

submitted to and approved in writing by the local planning authority before the 
development is commenced and the development shall be carried out using the 
approved materials. 

3. Before development commences a scheme for screen fencing/walling shall be 
submitted to the local planning authority for approval in writing. The approved 
scheme shall be implemented to the satisfaction of the local planning authority 
before the dwellings are occupied. 

4. Before development commences details of the intended porous hard surfacing 
for the access and the parking and manoeuvring areas shall be submitted to the 
local planning authority for approval in writing. The development shall be carried 
out using the approved materials. 

5. Before development commences details of the floor levels of the approved 
dwellings in relation to the levels of the existing site shall be submitted to the 
local planning authority for approval in writing. The development shall be carried 
out in accord with the approved details. 

6. Before development commences revised elevational details which omit the front 
balconies shall be submitted to the local planning authority for approval in 
writing. The development shall be carried out in accord with the approved details.

7. Before the development is commenced a landscape scheme shall be submitted 
to the local planning authority for approval in writing. The approved scheme shall 
be implemented concurrently with the development and shall be completed not 
later than the first planting season following the substantial completion of the 
development. Any trees and shrubs removed, dying, being severely damaged or 
becoming seriously diseased within five years of planting shall be replaced by 
trees and shrubs of similar size and species to those originally required to be 
planted or other species as may be agreed. 

8. Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) Order 1995 (or any order revoking and re-enacting that 
Order with or without modification), no additional windows shall be inserted into 
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the dwellings above ground floor level without the express planning permission 
of the local planning authority. 

9. Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) Order 1995 (or any order revoking and re-enacting that 
Order with or without modification), no outbuildings shall be erected within the 
curtilage of the approved dwellings without the express planning permission of 
the local planning authority. 

10. Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) Order 1995 (or any order revoking and re-enacting that 
Order with or without modification), the approved dwellings shall not be extended 
without the express planning permission of the local planning authority. 

11. No development shall take place on the application site until the applicant, or 
their agents or successors in title, has secured the implementation of a 
programme of archaeological work in accordance with a written scheme of 
investigation which has been submitted to the local planning authority for 
approval in writing. 

 
 
Reasons: 
1. Required to be imposed pursuant to S51 of the Planning and Compulsory 

Purchase Act 2004. 
2. In the interests of visual amenity. 
3. In the interests of visual amenity, privacy and security. 
4. In the interests of sustainable urban drainage and highway safety. 
5. In the interests of protecting the amenity of nearby residential occupiers and 

visual amenity. 
6. In the interests of protecting the privacy of nearby residential occupiers. 
7. In the interests of visual amenity and biodiversity. 
8. In the interests of privacy. 
9. In the interests of: protecting the amenity of adjacent residential occupiers, 

preventing overdevelopment of the site and to protect the setting of the Earls 
Barton Conservation Area. 

10. In the interests of: protecting the amenity of adjacent residential occupiers, 
preventing overdevelopment of the site and to protect the setting of the Earls 
Barton Conservation Area. 

11. To ensure that features of archaeological interest are properly examined and 
recorded, in accordance with PPS5 Policy HE.12. 

 
INFORMATIVE/S: 
1. Pursuant to Section 38 (6) of the Planning and Compulsory Purchase Act 2004, 

the proposed development complies with the applicable development plan 
policies and there are no other material considerations that would constitute 
sustainable grounds for refusal.  These include specifically the following policies: 
Regional Spatial Strategy 8 
North Northamptonshire Core Spatial Strategy 1 (Strengthening the network of 
Settlements) 13 (General sustainable development principles) and 14 (Energy 
efficiency and sustainable construction) 
Borough of Wellingborough Local Plan:  G4 (Development within the limited 
development and restricted infill villages). 
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2. The applicant is advised that this decision relates to the following drawing 
numbers received on the dates shown: 
Drawing Number:    Date Received: 
23-11-01     20 September 2011 
23-11-02A    3 November 2011 

3. The Public Health Act 1875 and the Town Improvement Clauses Act 1847 at 
S.64 
Prior to occupation of the newly created premises(s), the street numbering for 
this development must be agreed with the Street Naming and Numbering Officer.  
When issued, the number allocated must be clearly displayed on the outside of 
the property. Application forms for Street Naming and Numbering are available at 
www.wellingborough.gov.uk 
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BOROUGH COUNCIL OF WELLINGBOROUGH   AGENDA ITEM 
 
 
 
Planning Committee        07/03/2012 
 
Report of the Head of Planning and Development 
 
APPLICATION REF: 
 

WP/2011/0453/F 

PROPOSAL: 
 

Development of 6 residential units with associated 
roads and landscaping - access from Blackwell Close.  
Additional Information.  Further additional plans and 
information.  Further revised drawings. 
 

LOCATION: 
 

Blitz Factory T C Partridge, 36 Broad Street, Earls 
Barton, Northampton.  NN6 0ND 
 

APPLICANT: 
 

Mr Duncan Brebner, Life Space Developments Limited. 

 
 
PROPOSAL AND DESCRIPTION OF SITE:  
As described. 
 
The application site is located close to the centre of Earls Barton and in the 
conservation area.  The site was formerly host to a shoe factory; the majority of which 
has been razed to the ground but there is a residual two storey building on the site 
frontage to Broad Street.  The application site benefits from an existing vehicular 
access and nearby there are several other accesses onto Broad Street including one 
that serves a doctor’s surgery.  The rear of the site is vacant and has been cleared.  
There are three high walls that are in a state of disrepair on the boundaries with the 
other Broad Street properties and there is a lower wall that bounds the site with the 
Chapel to the west. 
 
On the southern boundary is a fence with the residential units in Blackwell Close 
together with a car park and turning area beyond.  Blackwell Close, which is not subject 
to on-street parking restriction, is accessed by vehicular and pedestrian traffic from 
Broad Street and it also has a pedestrian walkway at its western end that connects it to 
Station Road.  
 
The dilapidated appearance of the application site gives this area of Earls Barton an 
unfortunate air of dereliction. 
 
RELEVANT PLANNING HISTORY: 
WR/49/129  Proposed extension to factory – approved 
WR/55/137  Extension to factory – approved 
WR/74/2  Alterations to offices and despatch department – approved 
WP/99/482  Site for new doctors’ surgery – conditionally approved 
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WP/2006/0035 Demolition of existing building and construction of nine dwellings 
(five 2-bed flats and four 3-bed houses) – appeal lodged with the 
Planning Inspectorate for non determination and subsequently 
withdrawn 

WP/2007/0206/F Demolition of existing building and construction of nine dwellings – 
resubmission conditionally approved 

WP/2010/0177/TX  Application for new planning permission to replace an extant 
planning permission, in order to the time for implementation for 
WP/2007/0206/F - Demolition of existing building and construction 
of nine dwellings – approved 

 
NATIONAL GUIDANCE, DEVELOPMENT PLAN POLICY AND SUPPLEMENTARY 
PLANNING DOCUMENTS/GUIDANCE: 
Regional Spatial Strategy 8 
North Northamptonshire Core Spatial Strategy 1 (Strengthening the network of 
Settlements) 13 (General sustainable development principles) and 14 (Energy 
efficiency and sustainable construction) 
Borough of Wellingborough Local Plan:  G4 (Development within the limited 
development and restricted infill villages) 
Planning Policy Statement 1; Delivering Sustainable Development 
Planning Policy Statement 3; Housing 
Planning Policy Statement 5; Planning for the Historic Environment 
Planning Policy Statement 7; Sustainable Development in Rural Areas 
Planning Policy Statement 9; Biodiversity and Geological Conservation 
Planning Policy Statement 23; Planning and Pollution Control 
Planning Policy Guidance 13; Transport 
Supplementary Planning Document; Northamptonshire Minerals and Waste 
Development Framework – Development and Implementation Principles, Sustainable 
Design, Biodiversity 
Supplementary Planning Guidance:  Parking, Planning Out Crime 
 
SUMMARY OF REPLIES TO CONSULTATIONS/REPRESENTATIONS RECEIVED: 
1. Earls Barton Parish Council – objects to the application. 
 

“Earls Barton Parish Council supports the principle of development on this site.  
However, we would strongly object to these particular plans as they do not 
include provision for a pedestrian walkway through to Blackwell Close.  There is 
a major problem with parking in Earls Barton and there are a number of free 
parking spaces in Blackwell Close which could be used but currently aren't used 
as people will not walk round the existing use.  If a pedestrian walkway could be 
incorporated in the scheme, this would have many benefits for the people of 
Earls Barton and the people visiting the facilities in the area.  We would like to 
request a site viewing meeting by the Planning Committee and we would also 
suggest that the Planning Committee defer making a decision on this application 
whilst the developers are contacted to negotiate provision for a pedestrian 
walkway to Blackwell Close.  We would also like the following to be taken into 
consideration: 
-  the development is in a conservation area and the properties facing onto 

Broad St should be in keeping with the surrounding area and properties 
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-  due to issues with flooding on Broad Street and Churchill Rd, especially 
during heavy rainfall, we would like assurances from Anglian Water that the 
current sewerage and drainage system is adequate to cope with the 
additional capacity the development will bring. 

 
I hope this clarifies our position.  If you require any further information, please do 
not hesitate to contact me.” 

 
2. Anglian Water Services Limited –  
 

“Anglian Water have a duty under Section 94 of the Water Industry Act 1991 to 
ensure that the sewerage system is fit for purpose; if upgrades are required to 
adequately serve a development, then they will be carried out as part of our 
funding process with Ofwat.  For this particular site, it is anticipated that any foul 
connection will be downstream of the sewers in Broad Street and will therefore 
not affect the area of concern highlighted by the correspondent. 
 
With reference to surface water, the hierarchy of surface water disposal should 
be adhered to as per PPS25 and Building Regulations Part H.  Should a 
connection to the public surface water sewer be required, a form of flow control 
device should be employed to restrict the flows to a level no greater than 
currently discharges from the existing property.” 

 
3. Environment Agency – has assessed the application as having a relatively low 

environmental risk and therefore has no further comments to make. 
 
4. Northamptonshire County Council Sustainable Urban Drainage (SUDS) - 

identifies that the Floods and Water Management Act 2010 has not yet come into 
effect and is unlikely to do so until April 2012 and as such is unable to provide a 
full consultation service at this point.  However, it is important before any 
construction begins to consider SUDS and to supervise the construction of a 
SUDS scheme because it is costly and difficult to rectify any mistakes.  The 
SUDS advice goes on to say that the SUDS manual 2007 should be consulted if 
the developer wishes for any SUDS scheme to be adopted in the future by 
Northamptonshire County Council.  The manual has not yet been published but 
is likely to reflect the Cambridge City Council publication. 

 
5. Northamptonshire County Council Highway Authority – has made reference to its 

adopted standards.  Also commented on the need for this Council to satisfy itself 
with the adequacy and utility of the parking accommodation, including visitors 
and the necessity for the applicant to seek and observe the appropriate service 
provider with regard to refuse collection aspects of the proposal. 

 
Highway flooding and repairs issues should be reported to the Northamptonshire 
County Council Street Doctor. 
 

“I recall that the aspiration of a pedestrian link through this site has been 
raised previously but, because of difficulties of accommodating the 
requirements of the Highway Authority, was never pursued. 
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At intervals during the history of this project representations, including that 
of the Parish Council, appeared to believe that a pedestrian connection 
would be included between Blackwell Close and Broad Street.  I can find 
no evidence as to how this belief came about but have always said that if 
a footpath were to be provided for adoption as highway maintainable at 
the public expense it would need to be at least 1.8m wide, be completely 
independent of the private shared drive giving vehicular access to the site 
and be constructed in accordance with the specification of 
Northamptonshire County Council. 

 
Sketch plans previously submitted indicating a notional route for a link 
have shown a very indirect and restricted route which would raise 
objections relating to insecurity and unsociable behaviour. 

 
In view of the general lack of utility to the public at large and the concerns 
raised by "planning out crime" aspects the principal of forming an adopted 
pedestrian link through this site cannot, therefore, be supported on 
highway grounds.” 

 
6. Northamptonshire Fire and Rescue Service - no comment received.  
 
7. Borough Council of Wellingborough Environmental Protection Service – 

comments an Environmental Risk Assessment (ERA) undertaken in 2001 
identified that the site is contaminated.  A further ERA is required using current 
guidance documents or a suitable condition should be included in any approval. 

 
8. Borough Council of Wellingborough Landscape Officer – identifies the 

constraints of the site and assumes there will be a landscaping condition if 
planning permission is granted.  

 
9. Borough Council of Wellingborough Property Manager – identifies that the car 

park in Blackwell Close was transferred to East Midlands Housing Association.  
Confirms the Borough Council of Wellingborough does not have the funds to 
purchase the application site to provide car parking. 

 
10. Borough Council of Wellingborough Design and Conservation Officer – the 

proposed replacement building on Broad Street is considered to satisfactorily 
respect the character and appearance of the existing cottage. 

 
11. North Northamptonshire Joint Planning Unit – provides a synopsis of the advice 

contained in PPS 15.  Identifies that the Conservation Area was designated in 
2003 and the buildings on the frontage that are intended to be demolished under 
this application had the same status when planning permission was granted for 
their demolition in 2007 and again in 2010.  The principal of the demolition 
appears to have already been established and the key question is if the 
replacement buildings are as good as what has already been consented? 

 
A detailed design critique is supplied. 

 
12. Borough Council of Wellingborough Housing Strategy – no comment received. 
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13. Borough Council of Head of Environment (refuse and recycling collection) – no 

comment received. 
 
14. The Wildlife Trusts – welcomes the submission of a protected species survey 

and has no outstanding issues regarding the application. 
 
15. Neighbours/Third Parties – letters of objection, severe concerns, comment and 

no objection have been received from the owners/occupiers of 22, 38, 38a, 40 
and 44 Broad Street; 2, 11, 12 and 14 Churchill Road, 32 Spring Gardens, 21 
Wilson Way; The Methodist Chapel Property Committee and The Head Teacher 
of Earls Barton Infant School.  A summary of issues raised by the writers is given 
below issues: 

 
• reference to land ownership history and that the Borough Council should be 

entitled to a proportion of the increase in the value of the land from the 
change of use from industrial to residential. 

• position of plot close to access point in Blackwell Close is restrictive and 
unworkable.  Suggestion of alternative arrangement.  

• support and no objection for the application subject to an improved access 
arrangement and inclusion of a walkway 

• dwellings on the frontage should be in keeping with other late Victorian brick 
buildings or even older eighteenth century stone buildings 

• pleasing to see that a lot of thought has been put into the design of the 
development so that it blends in with the existing properties 

• flooding issues with the gutters and drains in the highway nearby which 
need to be serviced properly and repaired first.  The development could 
make matters worse.  

• other highway repairs need to be undertaken 
• accept that the proposed development is for fewer dwellings than previously 

approved, but there is the potential for 12 extra vehicles associated with the 
scheme which is too high 

• existing parking difficulties, especially at school drop off and pick up times  
• the frontage of Broad Street will be improved by new houses 
• a walkway from Blackwell Close through to Broad Street would be an 

advantage because it would go some way to alleviating the car parking 
problems in Churchill Road, Broad Street and the surrounding area.  Parent 
and other could be encouraged to park in the little used spaces in Blackwell 
Close and walk through to the school and other facilities.  Parking problems 
have worsened recently and with the increase due to the opening of the 
Children’s Centre at the school, does not show any signs of improving 

• new walkway would also provide opportunity for other residents in Saxon 
Rise and Barker Road etc to walk to the facilities in the centre of the village 
rather than using their cars 

• walkway should be included in the scheme rather than cutting corners to get 
a quick decision 

• if the Council refuses to acknowledge the potential for flash flooding in the 
area and by not insisting that the main surface water problem is rectified, 
the suggested walkway can be designed in such a way to incorporate a 
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900mm surface water drain when Anglian Water finances can be made 
available 

• loss of privacy caused by demolition of high walls on the application site 
• loss of view 
• loss of security 
• Borough Council of Wellingborough should have purchased the site for a 

central car parking facility, particularly as the village is expected to grow in 
the next few years 

• plans available at a local Estate Agency  
• outbuildings, including a lavatory, use the site’s boundary walls as part of 

their structure  
• the scheme is sympathetic to the location of the Chapel and should not 

cause any loss of light or intrusion to it 
• concern that the application is being opposed by the Parish Council 

because the development does not have a footpath through it. The site 
never has had an access through it and Blackwell Close is already well 
served with two accesses to the centre of the village 

• concern that if objections are upheld the site will remain undeveloped for 
another 10 -15 years which will be a shame and a continuing eyesore and 
danger to everyone. 

 
16. East Midlands Housing Association –  
 

“I have noticed on some of the comments made in response to this application 
that there has been a couple of suggestions that a footpath access be provided 
from Blackwell Close to Broad Street as part of the above development.  This 
would then allow use of parking spaces in Blackwell Close. 
 
I would like to point out that parking spaces in Blackwell Close are not for public 
use but are privately owned by East Midlands Housing Association and are for 
the sole use of residents in Blackwell Close. 
 
There are already a number of issues with youths using another path which 
gives access to Blackwell Close.  The opening of a further access could acerbate 
the problems already being experienced and would reduce security for the 
residents of Blackwell Close.  I would therefore not be in favour of access from 
Broad Street.” 
 

17.  Northamptonshire Police –  
 

“Northamptonshire Police has no formal objection to the development as 
proposed if submitted for planning approval in its present form without change 
unless any subsequent or proposed changes have been discussed and agreed 
beforehand. 
 
The site has been designed inline with Secured by Design Principles.  Sites that 
are short in length and not linked by footpaths can be very safe environments; 
they create a sense of ownership and privacy which can make offenders feel 
vulnerable and seen. This is particularly important when the development is 
within the boundaries of the town centre.” 
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In response to the design assessment offered by the Joint Planning Unit the following 
were received on 15 November: an amended Sustainability and Energy Statement, 
amended Design and Access Statement, amended plans and a street scene plan.  
 
ASSESSMENT: 
The material planning considerations are: 
 
• Compliance with policy 
• Effect on the Earls Barton Conservation Area 
• Highways, traffic and parking 
• Effect on neighbours amenities 
• Crime and disorder 
• Biodiversity 
• Contamination 
• Drainage 
 
Compliance with policy 
Policy 1 of the North Northamptonshire Core Spatial Strategy states that in the rural 
areas development will take place on sites within village boundaries, subject to criteria 
to be set out in development plan documents. 
 
With regards to the Borough of Wellingborough Local Plan, Earls Barton is defined as a 
limited development village by Policy G4 and it states, amongst other things, that 
development will be granted planning permission if it is within the policy line.  
 
The grant of the earlier permission which has been time extended indicates that 
residential redevelopment of the site is acceptable in policy terms. 
 
Effect on the Earls Barton Conservation Area 
Section 72(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 
places a duty on a decision maker to pay special attention to the need to preserve and 
enhance the character or appearance of a conservation area. 
 
With regards the North Northamptonshire Core Spatial Strategy, Policy 13 (h) says that 
new development should be of a high standard of design, architecture and landscaping, 
respect and enhance the character of its surroundings.  Policy (i) goes on to say that 
development should create a strong sense of place by strengthening the distinctive 
historic and cultural qualities and townscape of the towns and villages through its 
design, landscaping and use of public art.  Policy (o) continues this theme and states 
that development should conserve and enhance the landscape character; historic 
landscape designated built environmental assets and their settings.  
 
Also a consideration is Policy 15 (f) which states that in order to deliver sustainable 
residential communities higher densities will be sought particularly in the locations most 
accessible on foot, cycle and public transport, although increases in density should not 
detract from the traditional streetscape and built form where this is worthy of 
safeguarding. 
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With regards to Policy G4 of the local plan it states that development will be granted 
planning permission if it is within the policy lines and will not have an adverse effect, 
either individually or cumulatively, on the size, form, character or setting of the village.  
The requirement for designs that contribute positively to their surroundings and which 
are also appropriate to their context is mentioned in paragraph 34 of PPS 1 and this 
concept is also reflected in the guidance contained in PPS 3. 
 
The building on the frontage has been appraised as a Building of Note, and can be 
seen as a heritage asset.  PPS5 states that there should be a presumption in favour of 
the conservation of designated heritage assets and the more significant the designated 
heritage asset, the greater the presumption in favour of its conservation should be. 
 
PPS5 also states that -  
 

Where the application will lead to substantial harm to or total loss of significance 
local planning authorities should refuse consent unless it can be demonstrated 
that: 

 
(i) the substantial harm to or loss of significance is necessary in order to 

deliver substantial public benefits that outweigh that harm or loss; or 
(ii) (a) the nature of the heritage asset prevents all reasonable uses of the 

site; 
(b) no viable use of the heritage asset itself can be found in the medium 
term that will enable its conservation; and 
(c) conservation through grant-funding or some form of charitable or 
public ownership is not possible; and 
(d) the harm to or loss of the heritage asset is outweighed by the benefits 
of bringing the site back into use. 

 
The principle of the demolition of the frontage building has been confirmed by the grant 
of the previous two planning permissions when the conservation area designation was 
in place.   And, as identified by the Joint Planning Unit, the key issue to now consider is 
if the proposed replacement development is satisfactorily in its conservation area 
setting. 
 
The applicant has submitted a street scene plan which illustrates that there is no 
coherence in terms of building mass and scale along this part of Broad Street and it is 
clear that there are also buildings with greater ridge heights than the proposed frontage 
building nearby. 
 
The revised plans have been altered to address much of the original criticism and it is 
considered the design of the scheme is now acceptable.  The application is therefore 
thought to be compliant with development plan policy and Government advice in PPS5 
because the loss of the heritage asset is outweighed by the obvious benefits of bringing 
the site back into use with a development that has been designed to be sympathetic to 
its conservation area location. 
 
Highways, traffic and parking 
Policy 13 (d) of the North Northamptonshire Core Spatial Strategy states that new 
development should have a satisfactory means of access and provide for parking, 
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servicing and manoeuvring in accordance with adopted standards and Policy 13 (n) 
goes on to say that development should not have an adverse impact on the highway 
network and will not prejudice highway safety. 
 
The Highway Authority has not objected to the proposal but suggests highway and 
access requirements that can be resolved by way of appropriately worded conditions.  
However, concern regarding car parking has been raised by third parties and the 
proximity of the school and this anxiety, together with the query regarding the number of 
available off road car parking spaces, is noted.  The traffic issues related to the ‘school 
run’ are not exclusive to the nearby school and it is probable that if the development is 
approved any parking and access difficulties that may in the future be experienced in 
and around the junction of Broad Street and Churchill Road at drop off and pick up 
times will still most likely be attributable to the parents of schoolchildren.  This would be 
as a direct result of the existing volume of movements generated by parents who opt to 
use their cars to drop off and pick up their children and try to get as close as possible to 
the school gate, presumably in efforts to save time on journeys to and from work and 
home.  
 
The Northamptonshire County Council Education Department web page states that the 
academic year 2011 – 2012 will be 189 days.  It should also be noted that during the 
normal school day there are usually two relatively short periods of time in which most of 
the traffic and parking congestion associated with a school occurs, apart from when 
parents’ evenings, school plays etc are held. 
 
Suggestions have been made by respondents to the publicity process that a public 
pedestrian link should be provided through the development to enable access to the car 
parking spaces situated in Blackwell Close.  On the face of it this proposition could 
appear to be a good idea because it could in a small way help to reduce the pressure 
for on street parking in Broad Street, particularly at school drop off and pick up times.  
However, there are issues surrounding such a link. 
 
The Northamptonshire County Council Highway Authority has indicated that such a 
footpath would not be adopted as highway maintainable at the public expense and it 
would therefore be onerous on the residents of the development to maintain a surface 
over which the public could pass at their cost.  In addition, it is clear from the 
correspondence received the general public has no right to use the car park in 
Blackwell Close and it would appear that permission is unlikely to be forthcoming.  
Therefore, it is considered that an unadopted footpath link to a private car park would 
not constitute an acceptable form of development. 
 
The empirical evidence of the parking situation in Blackwell Close is that there are 
drivers who take advantage of the unrestricted on-street parking available in that road.   
 
Better Places to Live By Design, the Companion Guide to the superseded Planning 
Policy Guidance 3 Housing – suggests that a good starting point for walking distances 
to the facilities that residents may expect to reach comfortably is 10 minutes, or 
approximately 800m.  The current residents in Blackwell Close at the moment have a 
walk of less than 10 minutes to the schools and the library from either of the existing 
two routes out of the close.  Other residents who may wish to reach the village centre 
from the Station Road area, or from the east, will not have their journey shortened by 
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any noticeable degree if a footpath link through to Broad Street were to be included in 
the scheme.  The only village facility that may be beyond the recommended distance is 
the doctors surgery in Aggate Way, but a footpath link through from Blackwell Close to 
Broad Street would not make any appreciable difference to residents who would want to 
walk to that surgery from any direction. 
 
It is arguable a footpath link through the site would bring about a significant decrease in 
the time of pedestrian journeys that has been claimed by the parties who support a link 
in the scheme.  Taking an approximate measurement from the junction of the footpaths 
that lead from Saxon Rise and Blackwell Close the distance to the library in Broad 
Street is approximately 320m.  The distance from the same starting point along 
Blackwell Close, through the application site as suggested to the library measures in 
the region of 255m.  It can be seen that the weight that should be accorded to the need 
for a link, which upon the face of it would only offer a reduction in distance of 65m, 
cannot be supported because of its lack of public utility. 
 
With reference to the Borough Council’s Design and Conservation Officer comments 
regarding the pedestrian access, the plans that accompany the approved schemes – 
WP/2007/0206/F and WP/2010/0177/TX refer – illustrate a building on the frontage 
constructed upto both flank boundaries with no pedestrian access to the rear of the site. 
 
If vehicles park on yellow lines and footpaths; these are offences under paragraphs 213 
and 218 respectively of The Highway Code and it is incumbent for Northamptonshire 
County Council as parking authority to enforce against the offenders as necessary.  
Details of the way in which parking enforcement is controlled in the Borough of 
Wellingborough can be found on www.northamptonshire.gov.uk/parking where a 
document entitled ‘Don't Get A Ticket’ can be down-loaded. The information includes a 
telephone number, 0845 6800153, and an email address 
parking@northamptonshire.gov.uk to which members of the public can report their 
parking concerns. 
 
With regards to flooding in the highway in the vicinity of the application site, members of 
the public have been advised by Northamptonshire County Council Highway Authority 
to report this issue to the County Council’s Street Doctor Service. 
 
The stance of the Highway Authority is clear and despite the comments lodged by local 
residents and others, it is considered that an objection to the proposal based on danger 
to highway safety is not sustainable.  
 
Effect on neighbours’ amenities 
Policy 13 (l) of the North Northamptonshire Core Spatial Strategy states, inter alia, that 
new development should not result in an unacceptable impact on the amenities of 
neighbouring properties or the wider area by reason of loss of light or overlooking; 
 
It is acknowledged that the proposal will have an effect on the amenities that the 
residents of Broad Street have begun to enjoy since the demolition of the factory.  It is 
considered however that the effects of the new development will not be so serious to 
warrant refusing the application because there are adequate spacing distances 
between the proposed dwellings and the existing residents which will mitigate the 
developments’ effect on light reception, appearance and privacy.  It is anticipated that 
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the development will be relatively set down in relation to the surrounding buildings, 
which again will reduce its effect as will the retention of some of the high boundary 
walling. 
 
It is suggested that conditions be imposed which remove the permitted development 
rights for the occupiers of the new dwellings to construct extensions, insert windows 
and erect garden structures to ensure the amenities of nearby occupiers are not unduly 
affected in the future. 
 
Crime and disorder 
Policy 13 (b) of the North Northamptonshire Core Spatial Strategy states that 
development should seek to design out antisocial behaviour, crime and reduce the fear 
of crime by applying the principles of the Secured By Design scheme.  Also a material 
consideration is Supplementary Planning Guidance Planning Out Crime.  
 
As mentioned above there have been suggestions for a footpath link running through 
the site from Blackwell Close to Broad Street and it is considered that such a link would 
also be problematic in terms of preventing crime and disorder.  This is because there 
would be no clear definition within the development of public and private space; 
anybody loitering with ill intent would always have an irrefutable excuse to be there and 
seemingly there are existing issues with anti-social behaviour in the area. 
 
Clearly development of the site would bring it back into use and would develop an area 
of land that could become a magnet for anti-social activities. 
 
Biodiversity 
Policy 13 (o) of the North Northamptonshire Core Spatial Strategy, inter alia, states that 
development should conserve and enhance biodiversity. 
 
The Wildlife Trust is content with the submitted protected species survey.  No other 
biodiversity issues have been identified within the scope of the application. 
 
Contamination 
The comments of the Council’s Environmental Protection Service are noted and it is 
considered that this issue can be adequately addressed by way of appropriately worded 
conditions. 
 
Drainage 
The comments of the Parish Council and from third parties are noted, but Anglian Water 
Services Limited has not objected to the proposal and the Environment Agency says 
the development is low risk. 
 
The site is currently mainly covered with concrete and it is considered that the 
combination of: porous surfacing materials, rainwater disposal built in accord with the 
Building Regulations and the creation of garden areas will help to mitigate the surface 
water run-off from the site. 
 
Conclusion: 
The proposed scheme is considered to be acceptable. 
 

- 34 -



RECOMMENDATION: 
Approve with conditions. 
 
 
1. The development shall be begun not later than the expiration of three years 

beginning with the date of this permission. 
2. Representative samples of all external facing and roofing materials shall be 

submitted to and approved in writing by the local planning authority before the 
development is commenced and the development shall be carried out in accord 
with the approved materials. 

3. Before development commences full details of the intended windows and doors, 
including their security standards, together with details of the rainwater goods, 
eaves and verges shall be submitted to the local planning authority for approval 
in writing.  The development shall be carried out in accord with the approved 
details. 

4. Before development commences details of the porous surface for the car parking 
and manoeuvring areas shall be submitted to the local planning authority for 
approval in writing. The development shall be carried out using the approved 
materials. 

5. Before development commences a landscape scheme shall be submitted to the 
local planning authority for approval in writing.  The approved scheme shall be 
implemented concurrently with the development and shall be completed not later 
than the first planting season following the substantial completion of the 
development.  Any trees and shrubs removed, dying, being severely damaged or 
becoming seriously diseased within five years of planting shall be replaced by 
trees and shrubs of similar size and species to those originally required to be 
planted or other species as may be agreed. 

6. Before development commences a scheme for the boundary treatment shall be 
submitted to the local planning authority for approval in writing.  The approved 
scheme shall be implemented to the satisfaction of the local planning authority 
before the development is first occupied. 

7. Before development commences elevational details of the cycle stores shall be 
submitted to the local planning authority for approval in writing. The cycle stores 
shall be constructed in accord with the approved details. 

8. Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) Order 1995 (or any order revoking and re-enacting that 
Order with or without modification) the hereby approved dwellings shall not be 
altered or extended (including window insertions or replacements) without the 
express planning permission of the local planning authority. 

9. Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) Order 1995 (or any order revoking and re-enacting that 
Order with or without modification), no outbuildings shall be erected within the 
curtilage of the approved dwellings other than those expressly authorised by this 
permission) without the express planning permission of the local planning 
authority. 

10. Before development commences a further Environmental Risk Assessment 
(ERA) shall be undertaken to assess the contamination that is present on the 
site.  The ERA shall include measures to mitigate the contamination and it shall 
be submitted to the local planning authority before development commences for 
approval in writing.  Before the dwellings are first occupied a validation report 
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conforming that the site has been successfully remediated shall be submitted to 
the local planning authority. 

11. If, during development, contamination not previously identified is found to be 
present at the site then no further development (unless otherwise agreed in 
writing with the local planning authority) shall be carried out until the developer 
has submitted, and obtained written approval from the local planning authority 
for, a remediation strategy detailing how this unsuspected contamination shall be 
dealt with.  The remediation strategy shall be implemented as approved. 

12. All windows in the flank elevations of the dwellings above ground floor level shall 
be obscure glazed to the satisfaction of the local planning authority and shall 
remain as such thereafter. 

13. Before development commences details of the finished floor levels of the 
approved dwellings in relation to the ground levels of the existing site shall be 
submitted to the local planning authority for approval in writing. The development 
shall be carried out in accord with the approved details. 

14. The development shall be carried out in accordance with the amended plan(s) 
deposited with the local planning authority on 02 February 2012 . 

 
Reasons: 
1. Required to be imposed pursuant to S51 of the Planning and Compulsory 

Purchase Act 2004. 
2. In the interests of visual amenity. 
3. In the interests of visual amenity in the conservation area and security. 
4. In the interests of sustainable urban drainage. 
5. In the interest of visual amenity and biodiversity. 
6. In the interests of visual amenity, security and privacy. 
7. To protect the appearance of the Earls Barton Conservation Area. 
8. In the interests of protecting the amenity of adjacent residential occupiers, to 

prevent overdevelopment of the site and to protect the appearance of the Earls 
Barton Conservation Area. 

9. In the interests of protecting the amenity of adjacent residential occupiers, to 
prevent overdevelopment of the site and to protect the appearance of the Earls 
Barton Conservation Area. 

10. In the interests of protecting human health from contamination. 
11. To ensure that any unforeseen contamination encountered during development 

is dealt with in an appropriate manner. 
12. In the interests of privacy. 
13. In the interests of protecting the amenities of nearby residential occupiers and 

visual amenity. 
14. To ensure that the development is carried out in accordance with the agreed 

amendments. 
 
INFORMATIVE/S 
1. Pursuant to Section 38 (6) of the Planning and Compulsory Purchase Act 2004, 

the proposed development complies with the applicable development plan 
policies and there are no other material considerations that would constitute 
sustainable grounds for refusal.  These include specifically the following policies: 
Regional Spatial Strategy 8 
North Northamptonshire Core Spatial Strategy 1 (Strengthening the network of 
Settlements) 13 (General sustainable development principles) and 14 (Energy 
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efficiency and sustainable construction) 
Borough of Wellingborough Local Plan: G4 (Development within the limited 
development and restricted infill villages). 

2. The applicant is advised that this decision relates to the following drawing 
numbers received on the date shown: 
Drawing Numbers:       Date Received: 
Street scene plan, LSD21-01, LSD21-02a,  
300/H838/PL1, 300/H838/PL1a, 300/H838/PL2a,  
300/H838/PL3, H1310/PL2a and H1310/PL3a   15 November 2011 

3. The applicant is advised that planning permission does not automatically allow 
the construction of the vehicle crossing, details of which require the approval of 
the Highway Authority.  In this regard you should contact the Team Leader 
Regulations, Sustainable Transport, Riverside House, Riverside Way, 
Northampton  NN1 5NX  prior to any construction/excavation works within the 
public highway. 

4. The Public Health Act 1875 and the Town Improvement Clauses Act 1847 at 
S.64 
Prior to occupation of the newly created premises(s), the street numbering for 
this development must be agreed with the Street Naming and Numbering Officer.  
When issued, the number allocated must be clearly displayed on the outside of 
the property. Application forms for Street Naming and Numbering are available at 
www.wellingborough.gov.uk. 
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BOROUGH COUNCIL OF WELLINGBOROUGH   AGENDA ITEM 
 
 
 
Planning Committee        07/03/2012 
 
Report of the Head of Planning and Development 
 
APPLICATION REF: 
 

WP/2011/0551/CA 

PROPOSAL: 
 

Demolition of 36 Broad Street Earls Barton. 

LOCATION: 
 

Blitz Factory T C Partridge, 36 Broad Street, Earls 
Barton, Northampton.  NN6 0ND 
 

APPLICANT: 
 

Mr Duncan Brebner, Lifespace Developments Limited 

 
PROPOSAL AND DESCRIPTION OF SITE:  
Site described on related planning application reference WP/2011/0453/F on this report.  
 
Having applied for and been granted planning permission initially in 2007 under 
reference WP/2007/0206/F and subsequently renewed in 2010 under reference 
WP/2010/0177/F, the applicant is now making a fresh application (reference 
WP/2011/0453/F) for a different development form whilst belatedly applying for 
Conservation Area Consent to demolish 36 Broad Street, Earls Barton.  The site is 
located in the Earls Barton Conservation Area. 
 
RELEVANT PLANNING HISTORY: 
See WP/2011/0453/F. 
 
NATIONAL AND LOCAL PLANNING POLICY: 
CSS 13. 
Wellingborough Local Plan Policy G4. 
PPS5. 
 
SUMMARY OF REPLIES TO CONSULTATIONS/REPRESENTATIONS RECEIVED: 
None. 
 
ASSESSMENT: 
The Planning (Listed Buildings and Conservation Areas) Act 1990 imposes a statutory 
duty upon local planning authorities to preserve and enhance significant buildings in 
designated conservation areas.  This is reinforced by Government guidance PPS5 
which stipulates that recognized "heritage assets" ought normally to be conserved and 
protected. The guidance goes on to say that where it is proposed to demolish a building 
which positively contributes to the character or appearance of a conservation area, its 
replacement should at least maintain if not improve the status quo. 
 
The Character Appraisal associated with the Earls Barton Conservation Area 
specifically acknowledges the street scene in Broad Street as having a positive effect 
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on its character and appearance.  Along with several other terraced buildings nearby, 
30 Broad Street is identified in the appraisal as an "Other Building of Note" in view of its 
age, vernacular form and traditional cottage-like proportions and facing materials.   
 
It is confirmed that the rebuilt cottage is considered to properly respect the traditional 
character and appearance of the existing building, thereby passing the statutory test as 
outlined above. 
 
RECOMMENDATION: 
Grant Conservation Area Consent. 
 
 
1. The works to which this consent relates must be begun not later than the 

expiration of three years from the date of this consent. 
 
 
Reason: 
1. In order to comply with Section 74 of the Planning (Listed Buildings and 

Conservation Areas) Act 1990. 
 
INFORMATIVE: 
The applicant is advised that this decision relates to the following drawing numbers 
received on the date shown: 
Drawing Number:  Date Received: 
Unnumbered   02/02/2012 
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BOROUGH COUNCIL OF WELLINGBOROUGH   AGENDA ITEM 
 
 
 
Planning Committee        07/03/2012 
 
Report of the Head of Planning and Development 
 
APPLICATION REF: 
 

WP/2011/0556/FM 

PROPOSAL: 
 

Demolition of existing public house building to be 
replaced by 60 no. bedroom residential care home.  
Additional plans in respect of the other elevations.  
Further additional plans showing north west 
Northampton Road elevation and site plan. 
 

LOCATION: 
 

Duke of York, 159 Northampton Road, Wellingborough. 
NN8 3PN 
 

APPLICANT: 
 

Brampton Valley Wellingborough Limited. 

 
Major development. 
 
 
BACKGROUND 
In July 2010, the Committee considered and resolved to refuse consent for a proposal 
on this site for a 78-bed residential care home by demolishing the existing public house 
building.  The reasons for refusal were: 
 

The proposed development by reasons of its scale and site coverage, presents 
an overdevelopment of the site, not in keeping with the character and 
appearance of the surrounding area and by reason of its siting would give rise to 
conditions prejudicial to the living conditions of the neighbouring occupiers in 
relation to overlooking and disturbance from vehicular movement.  The proposal 
is therefore contrary to Policy 13 of the North Northamptonshire Core Spatial 
Strategy; 

 
The proposed car parking provision is insufficient and in the absence of a proper 
assessment of the site which provides a parking accumulation exercise to ensure 
that an adequate level of parking is provided and that no overspill onto 
vulnerable local roads occurs, and in the absence of a proper assessment to 
ascertain the cumulative impact of the individual site accesses, the proposed 
development would have an adverse impact on the local highway network, 
contrary to Policy 13 of the North Northamptonshire Core Spatial Strategy. 

 
The applicant subsequently lodged an appeal with the Secretary of State and an 
informal hearing was held in January 2011.  In dismissing the appeal, the appointed 
Inspector identified three main issues: the character and appearance of the proposal; 
the impact of the proposed scheme on the living conditions and amenity of the adjoining 
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neighbours; and the level of parking provision and impact of the traffic generation from 
the proposed care home on the highway safety.  
 
The Inspector concluded that the contemporary design and scale of the proposed care 
home is “out of keeping with the low density suburban nature of the surrounding area…. 
and would appear over dominant in the street scene and unrelated to the prevailing 
character of the area”.  She also concluded that the proposed development would be 
detrimental to the living conditions of the adjoining neighbours, due to the potential risk 
of overlooking from the upper floor windows to the neighbouring garden and the 
increased noise/disturbance to the neighbouring dwelling arising from the intensity 
usage of the existing main site access.  Although the appeal was dismissed, the 
Inspector found in favour of the appellant in relation to the level of parking provision and 
highway issues. The parallel cost application was considered favourably by the 
Inspector.  She concluded that unreasonable behaviour of the LPA has been 
demonstrated in respect of the second reason for refusal (car parking and highway 
implications) which they were unable to substantiate at the hearing, and made a partial 
award of costs. 
 
THE SITE AND SURROUNDINGS:  
The application site lies at the junction of Northampton Road and Kingsway.  It 
measures 0.27 hectares in area and is currently occupied by the vacant Duke of York 
Public House with associated hard-standing parking areas and a small garden area to 
the rear of the existing building.  The site is surrounded predominantly by established 
residential properties.  It lies in an area of uneven topography and slopes downward 
from Northampton Road along Kingsway towards the southern common boundary with 
the St Edmund Campion Catholic Church. 
 
The northern and western site boundaries face residential properties on the opposite 
side of the intervening roads and the north-western corner faces a Premier convenience 
store with residential properties beyond.  The eastern boundary of the site adjoins the 
neighbouring residential property (no. 157 Northampton Road), the rear garden of 
which forms the majority of the boundary; with other residential properties and their rear 
gardens located beyond, along Northampton Road.  There are two existing points of 
vehicular access to the site, which serve the two separate car parking areas; one via a 
point off the Northampton Road to the north and the main one from Kingsway to the 
west. 
 
THE PROPOSAL 
Consent is sought to erect a part two and part three storey 60-bed care home, following 
the demolition of the existing public house and the outbuildings on the site.  This 
proposed scheme seems to have addressed the issues raised by the Inspector in her 
decision, by reducing the scale and height of the building, altering the design and 
appearance, and rearranging the site access, etc.  A new access off Kingsway would 
be created adjacent to the southern boundary of the site leading to 19 car parking 
spaces, which equate to 1 space per 3 beds.  Also within the development, 3 cycling 
stands are to be installed adjacent to the main entrance of the care home to provide 6 
cycle parking spaces for the staff and visitors. 
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The care home would incorporate residential and dementia care for elderly residents, 
and will offer high quality care facilities which meet the current care standards 
monitored by the Care Quality Commission (CQC).   
 
RELEVANT PLANNING HISTORY: 
The application site is a purpose built public house with a history of consent for various 
signage and alterations.  Detailed background concerning the previous proposal is 
given in the preceding paragraph. 
 
NATIONAL AND LOCAL PLANNING POLICY: 
Planning Policy Statement 1 – Delivering Sustainable Development 
Planning Policy Statement 3 – Housing  
Planning Policy Guidance Note 13 – Transport (PPG13). 
North Northamptonshire Core Spatial Strategy 

Policy 1 – Strengthening the Network of Settlements 
Policy 13 – General Sustainable Development Principles 
Policy 14 – Energy Efficiency and Sustainable Construction 

North Northamptonshire Joint Planning Unit – Sustainable Design Supplementary 
Planning Guidance. 
Supplementary Planning Guidance on Parking 
 
SUMMARY OF REPLIES TO CONSULTATIONS/REPRESENTATIONS RECEIVED: 
1. NCC Highways – the previous concerns in respect of the Framework Travel Plan 

have been resolved – the proposal now meets with their approval.  Suggested 
conditions. 

 
2. NCC Development Management – request for a financial contribution towards 

the provision of a fire hydrant. 
 
3. NCC Archaeology – there is very low potential for archaeological remains to be 

present on the site – hence no archaeological works required. 
 
4. Environment Agency – no objection subject to the imposition of condition relating 

to the phasing of the development in relation to the provision of mains foul water. 
 
5. Anglian Water – no objection, but suggested condition on surface water strategy 
. 
6. Northants Police –  Northamptonshire Police has no formal objection to the 

planning application in its present form other than to suggest that the following 
informatives/conditions are included, which if implemented will reduce the 
likelihood of crime, disorder and anti-social behaviour occurring.  This is in the 
interest of the security and quality life of future occupants of the development in 
accordance with Policy 13 of the North Northamptonshire Core Spatial Strategy.  

 
7. BCW Design and Conservation Officer – scheme has been designed in 

consultation with the Design Officer, who has been involved at every stage of the 
process from pre-application stage. 
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8. BCW Landscape Officer - this site is close to the linear park which extends from 
the town centre to Wilby Way.  There is certainly scope for using S106 money for 
landscape improvements here.  

 
9. BCW Environmental Health – I would request before any formal approval is 

considered that the applicant is required to provide the following: 
 

1. Specific detail of the mechanical and natural ventilation to be provided to 
the kitchen area, located on the lower ground floor as none is indicated; 

2. Detailed drawings and locations of refuse areas for kitchen waste and 
other associated waste storage provisions including clinical waste.  The 
concern is in relation to potential pest and odour issues; 

3. Details of how food deliveries are to be made to the premises and then 
transported to the kitchen area.  At present no direct external access to 
the kitchen area located on the lower ground floor is indicated. 

 
Applicant’s Response:  We would request that until the main contractor has 
appointed a kitchen and laundry specialist, any environmental concerns are to be 
conditioned. DWA have built in excess of 250 homes and very much appreciate 
the complexities involved in these areas.  Full proposals will be available as the 
project progresses together with any specific detail required.  As part of the Full 
Planning submission we issued a Waste Management Strategy (DOC002, 
attached).  This includes details of typical operations and provides a floor by floor 
plan including site plan of waste storage and collection.  We would be happy to 
provide additional specific details should they be required however each operator 
would implement their own strict individual policy to comply with issues relating 
to pests, odour, delivery and collection. 

 
10. Letter of support from the occupier of no. 176 Northampton Road. 
 
11. Letters expressing concerns from nos. 2 and 3 Norman Way, the adjoining 

Catholic Church, nos. 155 and 157 Northampton Road.  Concerns include: 
 

- Insufficient information on the submitted plans – no real information 
provided; 

- Concern over the southern boundary of the site which is separated from 
the Church.  Preference for the barrier to remain or enhanced in the 
interest of security; 

- Parking provision and resulting traffic problems and congestion; 
- Flawed Travel Plan; 
- Over-development and excessive scale/height, not in keeping with the 

character and appearance of the area; 
- Overlooking/no shade/loss of privacy; 
- Inaccurate representations on the submitted plans in respect of 

neighbouring properties. 
 
ASSESSMENT: 
Principle of the Development 
There is no specific policy objection to the loss of public houses in the development 
plan, although Policy 13 of the Core Spatial Strategy seeks to protect and improve 

- 43 -



accessible community facilities.  It is not clear whether or not the public house, prior to 
its closure, provided any meaningful communal function.  Generally, in rural areas, 
public houses provide valuable recreational resource, but the community impact 
argument is weaker in urban areas, due to the proliferation of community facilities.  In 
any case, the appeal Inspector accepted the principle of the development for the 
provision of a care home. 
 
The proposed development accord with the principles of sustainable development 
through the reuse of a brownfield land as contained in PPS1.  In terms of Policy 1 of the 
Core Spatial Strategy, it directly accords with the objective of principally directing 
development towards the urban core as the site is located within the growth town of 
Wellingborough.  The requirements of Policy 14 are also met in that at least 10% of the 
demand for energy within the development will be met on site from renewable energy 
sources.  These are detailed in full in the accompanying Sustainability Statement.  The 
proposed development is appropriately sited – in a location offering a range of 
community facilities and with good access to key services and infrastructure.  It is 
therefore consistent with the integrated transport strategy approach advocated by 
PPG13. 
 
It should be borne in mind that this is a drinking establishment falling within Class A4 of 
the Use Classes Order.  It could therefore be used as a fast food outlet (which has the 
potential for a far greater amenity impact than the proposed care home) without 
consent. 
 
In response to the objectives national guidance in PPS 3, the development will extend 
choice in the context of the property market for the area by providing a further tenancy 
option for the elderly within the area.  This extension of choice promotes the inclusion of 
the elderly within the area, aiding the mix of the local community overall.  This should in 
turn provide ‘knock on’ benefits from a health and well being perspective. 
 
The Care Home will create job opportunities within the area, making a contribution to 
the local economy.  It will also provide, through the effective design of the proposals, an 
aesthetically pleasing addition to the local streetscape and enhance the local 
environment overall.  The quality of build will also make a contribution from 
sustainability perspective, as it is set to achieve a minimum BREEAM rating of a ‘very 
good’.  
 
Sustainability 
A Sustainability Statement has been prepared in accordance with the Sustainable 
Design SPD prepared by the North Northamptonshire Joint Planning Unit.  The 
statement describes the various sustainable methods used as part of the overall design 
and layout in response to the issues raised within the SPD and demonstrates how the 
proposal conforms to the national and local aspirations from a sustainability 
perspective.  This statement is supported by a BREEAM Assessment of the proposed 
development, that has been included as part of the overall application submission.  The 
assessment outlines that the proposal achieves a BREEAM RATING OF ‘Very Good’, 
consistent with the requirement of Policy 14 of the Core Spatial Strategy.  In addition, it 
is anticipated that the eventual scoring will achieve a rating of ‘excellent’.  The 
requirements of Policy 14 are also met in that a significant proportion of the energy 
within the development will be met on site from renewable energy sources.  These are 
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detailed in full in the accompanying Sustainability Statement. 
 
Design, Layout and Appearance 
There have been several discussions between the developers and officers to agree a 
satisfactory scheme in design terms.  To a significant extent, the massing and scale of 
the development are influenced by the site’s topography.  Given the sloping nature of 
the site and the surroundings, the proposed care home is designed with split level from 
2 to 3 storeys to break down overall massing of building.  This revised scheme utilises 
the sloping nature of the site and provides a finished floor level of 68.25m AOD 
(approximately 1000mm to 3000mm below the road level), which is 1.75m below the 
level of the previous proposal. 
 
When viewed from the junction of Kingsway, the proposed care home would be less 
prominent than the previous (appeal) scheme, as the proposed building takes an 
appearance of 2-storey rather than a full 3-storey building.  The design of the proposed 
care home also reflects the Inspector’s reasoning on the design, scale, layout and other 
relevant issues of the appeal scheme.  This has been taken into account by significantly 
reducing the height and footprint of the proposed building, introducing split levelled 
design to reduce the overall massing, increasing the separation distance between the 
proposed and neighbouring properties to reduce the risk of overlooking, etc.  As 
illustrated in the submitted drawings, the proposed building is roughly L-shape, with 
main elevations facing Northampton Road to the north and Kingsway to the west. 
 
As part of the proposal, a rendered corner featured with large lounge windows facing 
the Northampton Road/Kingsway junction would be created, not only to create an 
attractive focal point of this corner plot, but also reflect the shopping arcade on the other 
side of the junction. At the end of the west wing, a similar 2-storey corner feature facing 
the site access drive would be created to echo the character and appearance of the 
northwest corner and to soften the overall massing. 
 
The detailed design of the building also differs from the previous scheme which appears 
institutional.  The current scheme picks on the characteristic features of the 
neighbouring dwellings – with pitched roof, mixture of render and brickwork and similar 
fenestration.  Overall, the proposed design and layout are acceptable, creating a 
landmark building with street presence whilst at the same time being in keeping with the 
character and appearance of the area. 
 
Landscaping 
The submitted landscaping drawing details the hard and soft landscaping scheme.  
According to the application submission, the aim of the landscaping design is to provide 
residents with accessible and usable multi-levelled external amenity spaces in a safe 
and secure setting.  Given the sloping nature of the site, the overall concept is to create 
sunken gardens at lower ground floor level within the courtyard, and a raised garden 
space set between the courtyard and eastern boundary of the site.  Within these turfed 
garden areas, a smooth block paving surface route would be laid to create a safe and 
non-slip footpath for the residents to walk around.  In order to ensure the security of the 
residents, the railing fences and low brick wall would be used around the garden area. 
 
With regard to the boundary treatments, a new brick boundary wall running along the 
north and west boundary of the site will be created, with a line of 1800mm high railing 
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fence mounted above.  The existing east and west boundary fences shared with the 
neighbouring properties would be carefully retained and reinforced, with new shrubs 
and hedge to be planted along the boundary fences.  A green buffer zone would be 
created at the space between the proposed care home and the northern boundary of 
the site with planted hedgerow and planting beds to enhance the amenity of the site 
and its neighbouring area.  A full landscape scheme and maintenance plan has been 
submitted as part of this application. 
 
Amenity Impact 
In terms of the impact of the proposed care home on the amenity of neighbouring 
properties, the Inspector noted in her decision notice on the appeal scheme that ‘the 
number of windows in the upper floors of the building facing the adjoining rear gardens 
would….. give an unacceptable sense of being overlooked for most of the length of the 
rear garden of the adjoining house’.  In this instance, as the ground floor level of the 
west wing has been reduced by 1.75 metres, the proposed building would appear less 
visually dominant when viewed from the garden of neighbouring properties.  
 
As shown in the drawings, the level of upper floor windows (on northeast elevation) 
looking towards neighbouring gardens has been reduced by 350mm from the previous 
scheme.   Consequently, the risk of overlooking the amenity of neighbouring properties 
would be significantly reduced (the view from upper floor windows of the northeast 
elevation will be approximately 2.1 metres lower than the previous proposal).  
Furthermore, the upper floor bedroom windows are set at a 25 degree angle looking 
towards the south, which would further reduce the incidence of direct overlooking 
towards the neighbouring gardens. 
 
The previous scheme comprised a 4-storey element formed the south wing of the care 
home. Due to the height of the building, the length (over 50 metres) along Kingsway 
and the return on the southern elevation, the Inspector considered that the proposal 
would be dominant and over-bearing when viewed from the garden of the neighbouring 
properties, whilst also appearing over dominant in the street scene.  To address this 
issue, this revised scheme introduces a step design to the west wing to allow the 
roofline to fall along Kingsway, with the southern end of the west wing now reduced to 
only 2-storeys.  
 
The application is also accompanied by a Daylight/Shadow Assessment to assess the 
potential impact of the proposed building on the amenity space on the neighbouring 
properties to the east.  A similar exercise was carried out for the previous proposal 
which demonstrate some level of overshadowing to the neighbouring properties to the 
east at certain time during the winter and summer months.  The inspector examined the 
evidence and considered that most late afternoon and evening sunshine would be lost 
from the rear garden of no. 157 which would have a considerable adverse impact on 
the occupiers enjoyment of their property.  This revised proposal, with reduced building 
height, reduced footprint and the split roof levels, will demonstrably have a reduced 
impact on the amenities of nos. 155 and 157 Northampton Road.  
 
In the light of the foregoing, it is considered that the current proposal would not have a 
significant impact on the living conditions of the neighbouring occupiers.  As mentioned 
above, it is worth reiterating that this site has a lawful use as a drinking establishment 
falling within Class A4 of the Use Classes Order.  It could therefore be used as a fast 
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food outlet (which has the potential for a far greater amenity impact than the proposed 
care home) without consent. 
 
Access, Transport and Parking Issues 
The new proposal adopts the access points endorsed by the Inspector, whilst in turn 
omits the secondary access on Northampton Road.  The new site access is located 
approximately 76 metres away from the Northampton Road/Kingsway junction, and 
visibility splays of 2.4 x 70 metres to both directions of Kingsway can be achieved in 
compliance with Table 7.1 of “Manual for Streets”.  Adjacent to the site entrance, 19 
parking spaces (including two for disabled parking) and a bicycle store are proposed for 
the use of staff and visitors.  We believe this level of provision would be more than 
acceptable, given the highly accessible location of the application site and the likelihood 
of local people being employed. 
 
The adopted Supplementary Planning Guidance (SPG) on Parking sets out the 
maximum parking standard for each type of development.  This maximum standard will 
allow for variations, depending on the individual characteristics of each site.  In terms of 
care home development (use class C2), the Council’s standard requires 2 parking 
spaces per 5 residents, and the provision of 1 cycle parking space per 10 bedrooms.  In 
this instance, 19 parking spaces (including 2 disable parking bays) and 6 cycle parking 
spaces would be provided within the site for the use of staff and visitors.  This provision 
equates to approximately 1 car parking space per 3 bed space, and 1 cycle parking 
space per 7.5 bed spaces.  This level of parking provision is higher than the previous 
proposal (16 spaces for 72-bed care home) which the Inspector found adequate to 
serve the need of the development. 
 
In relation to this scheme, it is expected that the car and cycle parking spaces provided 
within the site would be mainly for the use of care home staff and visitors, as no 
residents of the care home would be car owners or drivers due to old age and infirmity.  
Given the site location, availability of wide range of public transport services, and the 
proximity to the main residential settlement, the applicants claim that most of the care 
home staff could be drawn from the neighbouring area.  Consequently, it is likely that 
they will travel to work by walking, cycling or public transport.  
 
Designing Out Crime 
The proposal has been designed in accordance with the ‘Planning Out Crime in 
Northamptonshire’ SPG (February 2004), and accordingly has been structured to 
ensure that the design offers a safe environment to its future users.  Through this use of 
strategic design processes, crime and the fear of crime can be significantly reduced 
within the care home environment.   
 
Flood Risk, Foul Sewage and Utilities 
The site is outside an area recognised as having a high risk of flooding and the 
Environment Agency have raised no objection to the proposal.  Both storm and foul 
drainage will utilise existing mains systems, although new connections will be provided 
as part of the development.  
 
Planning Obligations 
Various requests have been made for financial contributions to provide fire hydrants 
and improvements to nearby open space.  Provisions in respect of safety measures are 
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covered under separate legislation.  In respect of open space contribution, it should be 
borne in mind that this is not a residential development with the possibility of children 
occupiers.  This is a facility for the elderly in an institutional/non-family setting.  Besides, 
there is a courtyard amenity space within the development.  In the circumstances, these 
obligations are unnecessary and would be likely to be challenged successfully if 
insisted upon.  There can be no doubt that they would fail the tests of Circular 05/2005: 
Planning Obligations. 
 
Conclusion 
In the light of the foregoing, the proposal is recommended for approval. 
 
RECOMMENDATION:  
Approve with the following conditions:   
 
 
1. The development shall be begun not later than the expiration of three years 

beginning with the date of this permission. 
2. Notwithstanding any materials specified on the application form and/or the 

drawings, particulars and samples of the materials to be used on all external 
surfaces of the buildings, including fenestration, windows, doors, eaves and 
verges shall be submitted to and approved in writing by the local planning 
authority before the commencement of the development.  The development shall 
be carried out in accordance with the approved details. 

3. Details of hard and soft landscaping and the boundary treatments including 
gates, fence and other means of enclosure shall be submitted to and approved in 
writing by the local planning authority before the commencement of the 
development.  The development shall be carried out in accordance with the 
approved details. 

4.  No development shall commence until details of a scheme, including phasing, 
for the provision of mains foul water drainage on and off site has been submitted 
to and approved in writing by the local planning authority. No dwellings shall be 
occupied until the works have been carried out in accordance with the approved 
scheme. 

5. Prior to the occupation of the development, works shall be carried out in 
accordance to a surface water strategy which shall have been submitted to and 
approved by the local planning authority. 

6. Prior to the commencement of development, a scheme detailing the security 
standards to be incorporated within all openings associated with the 
development shall be submitted to and approved in writing by the local planning 
authority in consultation with the Police CPDA and in line with the 
recommendations of Secured By Design.  The development shall be 
implemented in accordance with the approved details. 

7. Details of the mechanical and natural ventilation to the kitchen area, located on 
the lower ground floor shall be submitted to and approved in writing by the local 
planning authority before the commencement of the development.  The 
development shall be carried out in accordance with the approved details. 

8. The approved development shall be used as a residential care home falling 
within Class C2 of the Town and Country Planning (Use Classes) Order and for 
no other purpose (including any other purpose in Class C2 of the Order or any 
statutory instrument revoking or re-enacting the Order with or without 

- 48 -



modification. 
9. The vehicular crossing shall be constructed complete with informal pedestrian 

crossings with tactile paving, existing redundant crossings onto Northampton 
Road and Kingsway closed and all highway surfaces where affected by the 
proposals reinstated in accordance with the specification of Northamptonshire 
County Council and to an appropriate Licence or Agreement. 

10. Vehicle to vehicle visibility of 2.4m x 43m and pedestrian to vehicle visibility of 
2m x 2m  above a height of 0.6m shall be provided and maintained on both sides 
of the point of access to the site. Planting on either sides of the points of 
vehicular and pedestrian access into the site shall be controlled to comply with 
this requirement. 

 
 
Reasons: 
1. Required to be imposed pursuant to S51 of the Planning and Compulsory 

Purchase Act 2004. 
2. To ensure that the appearance of the development is satisfactory in the interest 

of visual amenity. 
3. To enhance the visual amenity of the area. 
4. To prevent flooding, pollution and detriment to public amenity through provision 

of  suitable water infrastructure. 
5. To prevent environmental and amenity problems arising from flooding. 
6. In the interest of the security and quality life of future occupants of the 

development in accordance with Policy 13 of the North Northamptonshire Core 
Spatial Strategy. 

7. In the interest of neighbouring residential amenities. 
8. In order to properly assess the other uses within the Use Class and to protect 

neighbouring amenities by ensuring that other uses which could result in a loss 
of amenity do not occur without the approval of the local planning authority. 

9. In the interest of highway safety. 
10. In the interest of highway safety. 
 
INFORMATIVE/S 
1. Pursuant to Section 38 (6) of the Planning and Compulsory Purchase Act 2004, 

the proposed development complies with the applicable development plan 
policies and there are no other material considerations that would constitute 
sustainable grounds for refusal.  These include specifically the following policies: 
North Northamptonshire Core Spatial Strategy 

Policy 1 - Strengthening the Network of Settlements 
Policy 13 - General Sustainable Development Principles 
Policy 14 - Energy Efficiency and Sustainable Construction 

2. The applicant is advised that this decision relates to the following drawing 
numbers received on the dates shown: 
Drawing Number:    Date Received: 
AL(0)001B, 002B, 003B, 004, 040,   
041, 042, 043, 044, 045A, 900A,   
901, 902, 920 & 10-2001/310 P3  01/12/2011 & 06/01/2012 

3. Northamptonshire Police have advised the following:  
Security measures - All department/ward doors are connected to the wider 
management systems where an alarm is sounded upon activation and 
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monitored/secured by electronic keypad access/or restricted and controlled from 
a reception area.  Emergency exit doors should also be linked in and alarmed.  
Front office should be located so that staff can view the entrance doors and 
clearly see who is leaving and visiting the premises. 
All external Entry/Exit doors should meet Pas 24:2007 or equivalent security 
rating.  This includes any rear/front patio doors. 
Doors (ground floor) - In addition to the above, doors at ground floor should be 
fitted with 6.4mm laminated safety glass and have window restrictors.  
Windows - All windows should conform to a minimum performance of BS7950.  
Windows (ground floor) - In addition to the above, windows at ground floor 
should be fitted with 6.4mm laminated and toughened safety glass.  
How the drugs will be stored and protected (what standards will the storage be 
e.g.BS288).  
The bin store should be at least 5 metres away from any building.  Access to bin 
stores should not be sited next to escape routes, final exits or rear windows of 
dwellings. Bin storage areas should be separated by structure giving 60mins fire 
resistance, from the rest of the building. Bin storage should not be sited next to 
emergency exits as should the bin store catch fire residents will not be able to 
evacuate.  
The building frontage would benefit from having defensible space to prevent 
window knocking or reach through theft/burglary.  
The development should be built to attain the Secured by Design (SBD) 
accreditation, which if implemented will reduce the likelihood of crime, disorder 
and anti-social behaviour occurring. 

4. The applicant/developer is advised that no works, including planting or the 
features at  the pedestrian entrance, may commence within the existing 
highway without the express written permission of the Highway Authority. 
Planning Permission does not give or infer such consent. Such consent may be 
forthcoming subject to the completion of a suitable licence or agreement under 
the Highways Act 1980. 
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BOROUGH COUNCIL OF WELLINGBOROUGH   AGENDA ITEM 
 
 
 
Planning Committee        07/03/2012 
 
Report of the Head of Planning and Development 
 
APPLICATION REF: 
 

WP/2011/0558/F 

PROPOSAL: 
 

Proposed 2 bedroom dwelling with associated 
amenities. 
 

LOCATION: 
 

Land adjacent 2 Wollaston Road, Bozeat, 
Wellingborough.  NN29 7LT 
 

APPLICANT: 
 

Mr John Beresford. 

 
The application comes before the Planning Committee for determination due to 
the level of third party objections.   
 
 
PROPOSAL AND DESCRIPTION OF SITE:  
The development site currently forms the side/rear garden land to no. 2 Wollaston Road 
within the village of Bozeat and fronting the village’s primary access road close to the 
corner with Hope Street.  The proposal is as above and is an amendment from a 
previously refused scheme which involved the erection of a four bedroom house; with 
the revised application involving substantial re-modelling and being down-scaled to 2 
bedrooms.   
 
RELEVANT PLANNING HISTORY: 
WP/2001/0230/F Ground and first floor extension and detached garage – approved 

with conditions. 
BW/88/978  Vehicular access – approved with conditions. 
WP/2007/0177/O Outline application for the erection of a detached house to the side 

of the existing dwelling – withdrawn.  
WP/2007/0414/O Outline application for the erection of a detached house to the side 

of the existing dwelling – approved with conditions.  
WP/2011/0223/F New four bedroom house consisting of two storeys to be built 

alongside no. 2 Wollaston Road, Bozeat – refused by the 
Committee as per the Officers recommendation for the following 
reasons: 
1. The proposal would by reason of its scale, mass, location 

and design result in detrimental harm to the character and 
appearance of the area in conflict with North Northants Core 
Spatial Strategy Policy 13 (h & i) (General Sustainable 
Development Principles), Policy G4 of the Borough of 
Wellingborough Local Plan and in conflict with PPS3. 
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2. The proposal would by reason of its scale and mass have an 
overbearing impact towards no. 2 Wollaston Road in conflict 
with North Northants Core Spatial Strategy Policy 13 (l) 
(General Sustainable Development Principles) and in 
conflict with the PPS3. 

 
NATIONAL AND LOCAL PLANNING POLICY: 
North Northants CSS:  13 and 14 
Wellingborough Local Plan:  G4 – Development within the Limited Development and 
Restricted Infill Villages. 
SPG:  II, IV and V  
Design SPD 
National:  PPS 1, 3 
 
SUMMARY OF REPLIES TO CONSULTATIONS/REPRESENTATIONS RECEIVED: 
1. Landscape Officer – 
 

“The site is getting overgrown, but the trees and shrubs provides amenity value 
at this point of entry to the village.  The purple leaved plum is the main feature, 
the stem covered in variegated ivy.” 

 
2. NCC (Highways) – 
 

“Although revisions have been made to the site layout, the proposals do not 
comply with the requirements of Northamptonshire County Council with regard to 
the construction material used for the driveways.  Because it can be carried onto 
the public highway, gravel is not an acceptable material and must be replaced 
with an approved hard-bound material over the first 5m in rear of the highway 
boundary.  
 
It should be made clear to the applicant that it is not appropriate for the vehicular 
crossing in front of the proposed dwelling to be used for dedicated parking 
purposes and the note ‘existing parking’ should be deleted from the plan.  
 
It should be ensured that the pedestrian to vehicle visibility is 2.4m x 2.4m and 
can be achieved above a height of 0.6m despite third party ownership and 
indicated planting at the point of access to the site.” 
 

3. Conservation and Design Officer – 
 
“I am pleased to see the amendments following my earlier comments.  There is 
now much improved that I am happy to report.” 
 

4. Bozeat Parish Council – 
 

“We are pleased to see that this design iteration addresses some of the cosmetic 
issues that we raised in our previous response.  We are also reassured by the 
street scene which appears to show that the new property is in proportion with 
the adjacent property at no. 2 Wollaston Road.  However, the new design does 
not address the major issues of parking and separation from adjacent properties. 
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As we have repeatedly stated, although the 2 parking spaces proposed for the 
new dwelling may be adequate for the new property, this is only achieved by 
removing parking currently in use by the occupiers of the substantial property at 
no. 2 Wollaston Road.  This proposal can only result in additional on-street 
parking as the residents of no. 2 Wollaston Road are displaced from their current 
parking space.  Hope Street is already full to overflowing and any parking on 
Wollaston Road would pose a road safety hazard because not only is it a busy 
entrance to the village, but it is also opposite Nene Milling which is visited by 
large commercial vehicles.  We again bring your attention to the concerns raised 
by the Highways Department when outline permission was given for this site. 
 
We remain convinced that the parking provision for the two properties is wholly 
inadequate. 
 
We also note that despite the reduction in size of this design, the separation 
between this design and the adjacent properties remains unchanged and below 
1m on both sides which we believe is not to standard. 
 
Should you be minded to grant permission, we would remind you that we have 
requested that the materials used in construction should be compatible with 
those at no. 2 Wollaston Road.  In particular the boundary treatments on the 
Wollaston Road frontage should be retained or replacements should be required 
to match the existing boundary walls on that frontage. 
 
The Parish Council objects to this application and request a visit by the site 
viewing group.” 

 
5. Third Party Objections - 

 
Nene Milling – 
 
“We would like to thank you for your letter of 25 January 2012 advising us of 
changes that have been made to the plans submitted in support of application 
reference WP/2011/0558.  We have considered these amended plans, on behalf 
of our clients, Nene Milling, and we regret that the proposals still do not address 
the concerns that we expressed in our original letter of objection on 13 
December 2011.  Whilst we note that the applicant has now reduced the size of 
the property slightly, and in particular, has reduced the number of bedrooms to 
two, we do not believe that this overcomes our concerns regarding parking, and 
particularly the loss of parking to number 2 Wollaston Road.  We note from the 
plans submitted, that the applicant has sought to address parking concerns by 
illustrating a parking space on the highway verge, but equally, we note that this is 
not acceptable to the Highways Authority.  We believe that this merely illustrates 
our concerns regarding off road parking, and if this application is to be permitted, 
we would once again urge that appropriate restrictions are put in place to prevent 
on street parking in this location. Furthermore, if the Council are minded to 
approve this application for a two bedroom dwelling, then we believe that 
restrictions should be imposed to prevent the creation of additional bedrooms 
within the property without separate planning approval, as any further 
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intensification of occupation of the property will only heighten the problems with 
parking. 
 
We trust that you will consider these further comments, and report our clients' 
continuing objections when this matter is considered at Committee.” 

 
3 Hope Street – 
 
“Thank you for your letter of 25th January 2012 advising of amendments to the 
above planning application.  Due to being away and missing the deadline for 
objections previously, I have major concerns regarding parking in this area.  This 
issue would still be the same whether it is a 2 or 3 bedroom property, unless the 
property has its own sufficient off road parking within its boundaries.  The parking 
which is currently part of this proposal is only sufficient for only a very small car.  
Hope Street is currently overwhelmed by the volume of cars, with many of the 
terraced houses having more than 1 car per property, and with owners in Allens 
Hill also parking there.  It is becoming increasingly hazardous turning into/out of 
the street due to cars now parking around the junction area as well.  I personally 
have had a very near miss at the junction. 
 
Furthermore this is a small plot of land which was previously part of 2 Wollaston 
Road and is inadequate to build a property on without the area looking 
overcrowded and out of character.  A property here would also reduce sunlight 
further to my property, especially during the winter months.” 
 
4 Wollaston Road – 
 
“We object to the proposal to build a three bedroom or a two bedroom house on 
the garden land between No. 2 and No. 4 Wollaston Road.  The Wellingborough 
Council letter states three bedroom, the report states two bedroom, it is clear that 
there are some serious errors being made by someone. 
 
1. The site is smaller than that of 2 Wollaston Road, a 2 bedroom property.  

It is certainly does not sit in a "large gap" as the proposal suggests - they 
must be looking at a different site. 

2. There is nowhere to provide adequate off-road parking. The photographs 
were clearly taken when there were no vehicles parked in Hope Street 
and do not show the severe difficulties that are experienced in Hope 
Street with parking. 

3. Two very inadequate parking spaces were put in at the far rear of No. 2 
following a number of objections to their original planning application in 
2007, one for No. 2 and one for the proposed new property. These spaces 
are inaccessible when Hope Street residents cars are parked in the road 
and Hope Street residents do not have the option of parking anywhere 
else as the majority of properties do not have any frontage or driveway.  It 
is interesting to note that the owners of No. 2 raised objections regarding 
parking when the proposals to develop the shoe factory were raised in 
2003 - clearly they have very short memories of their objections. 

4. No. 2 is currently rented out and tenants have said that they cannot use 
the parking space at the rear of the property because it is not wide 
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enough to be able to access the vehicle.  Clearly these two parking 
spaces are a joke. 

5. For a new build parking spaces have to be provided within the confines of 
the land belonging to the property and they need to be 6 metres in length 
from the property boundary.  This is not possible at the front of the 
development and to site the development further back would be 
unacceptable and out of alignment with No. 2.  A three bedroom property 
would require a minimum of three parking spaces within the confines of 
the land belonging to the property. Likewise a two bedroom property 
would require a minimum of two parking spaces within the confines of the 
land belonging to the property. 

6. A development consisting of three bedrooms will mean a further 3 or even 
4 vehicles causing serious danger at a point which is already an extremely 
dangerous area awaiting a major accident.  It is on the comer of Hope 
Street and very close to the junction with Allens Hill and, despite the 30 
mph speed limit, traffic speeds into and out of the village at this point at 
speeds well in excess of the speed limit on a daily basis.  When events 
take place at Santa Pod the volume of traffic increases drastically and so 
does the speed due to the number of boy racers.  The local speed watch 
and the police have taken no interest in this matter whatsoever and no 
action will ever be taken to reduce the speed of the traffic by installing a 
speed camera (even if it is left empty!) or to prevent Santa Pod attendees 
using this route.  There have been reports from Council departments that 
indicate that the traffic is not a problem, clearly they have not visited the 
site at the busy times of day or when Santa Pod events are taking place (if 
they have even visited the site at all!).  A safety Road Watch was run in 
the village with checks done just along from the junction with Aliens Hill; 
these were also carried out at the quiet times of the day as it would have 
been deemed to be biased had it been carried out at busy times of the 
day. 

7. There have been considerable near misses over the years and at least 
one vehicle has been written off due to the speed of the traffic in the area. 

8. There are a number of deliveries made by articulated lorries to the Milling 
Farm immediately opposite and any vehicles parked in the area would 
cause a danger to vehicle accessing and exiting the site.  The Milling 
Farm has been on the site for a considerable number of years and should 
not have to change its access because of an inappropriate development. 

9. The original application in 2007 by the owners of 2 Wollaston Road stated 
that no trees would need to be cut down to access the site - clearly this 
was a lie.  The removal of any trees from this site, front or rear, would be 
unacceptable. 

10. The plans show windows on the side of the property overlooking number 
4.  This is unacceptable as there are no windows on either of the side 
elevations of No. 2.  Wellingborough Borough Council documentation from 
the original application indicates that any windows positioned on the north 
or south side at first floor level should be non-opening and obscured. 

11. Any development on this site should only be permitted to mirror image the 
original build of No. 2 as it would need to be in such close proximity with 
just a narrow path between the two properties.  This means that the front 
line and the rear line of the two properties should be maintained with only 
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a single story rear extension (not the poor extension that has been put on 
to No. 2 to accommodate the bathroom/office room).  There should only 
be windows to the front and rear of the property.  

12. The proposal is detrimental to the character and appearance of the area 
and does not enhance the character of its surroundings in accordance 
with the environmental character of the area.  The properties in Wollaston 
Road date back to pre-l892 and, along with the Drage Boot factory which 
was recently restored in keeping with the area, are all build of 
Wellingborough blue brick - it is imperative that any development should 
be built of the same brick and not an imitation brick or alternative facia. 

13. Any development on this site will have a serious detrimental impact on the 
village and it certainly has an unacceptable impact on the amenities of the 
neighbouring properties including those of Hope Street. 

14. The proposal does not strengthen the distinctive historic and cultural 
qualities of the area as the properties of Wollaston Road date back to the 
19th century.  The Drage Boot factory had to be carefully renovated in 
order to maintain its historic exterior and distinctive logo. 

15. Before the land was sold No. 4 was about to have a solar power system 
fitted as the south side of the property is extremely well suited to this 
excellent source of energy.  The order has had to be put on hold as any 
development on garden land would render this environmentally friendly 
power source ineffective. 

16. The property would have an overbearing impact on both No. 2 and No. 4 
Wollaston Road and is in conflict with North Northants Core Spatial 
Strategic Policy. 

 
The scale, mass, location and design result in detrimental harm to the character 
and appearance of the area and would have an overbearing impact on the 
surrounding properties and this application should be rejected and no further 
applications should be permitted for the development of this site.  Any 
development on this piece of land would compromise the quality of life of present 
and future generations Should Wellingborough Borough Council behave in their 
usual short-sighted and money-pinching manor and approve this application then 
it should be done with certain conditions in place: 
 
1 Any development must be built in Wellingborough blue brick so that it is in 

keeping with the properties in Wollaston Road. 
2 Any development on this site should only be permitted to mirror image the 

original build of No. 2 with the front line and the rear line of the two 
properties being maintained and only a single story rear extension.  No 
vehicle access should be permitted at the front of the property. 

3 There should only be windows to the front and rear of the property as is 
the case with No. 2.  There are no windows on the side of Hope Street 
and the mirror image of this would mean no windows to face No. 4. 

4 Should this application be approved it is very clear that future residents 
will apply to extend the property or even change internal rooms to make 
extra bedrooms.  This should be taken into account and a covenant put it 
place to prevent any future applications to extend the property in any 
direction or to any internal changes to the property. 
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5 The cast iron boundary fence between the site and No. 4 was erected in 
1892 as required by the original deeds.  Mr. Beresford raised an objection 
to the site of this boundary last year with Land Registry.  Land Registry 
have confirmed to the solicitors of the owner of No. 4 that this boundary 
fence is in the correct place. The owners of No. 4 object to any new 
fencing being attached to the cast iron fence and object to any trees on 
the site of this boundary being removed.  It should also be noted that 
there will be objections to the planting of any leylandii or laural hedging 
and any fencing should not exceed six foot. 

6 A legally binding Schedule of Condition will be raised by the owners of No. 
4 Wollaston Road and will required as a condition of any development on 
this garden infill site. 

 
Clearly this is a garden in-fill (Bozeat is a restricted in-fill village) but that does 
not seem to cause any concern to Wellingborough Borough Council or Bozeat 
Parish Council.  We would ask once again, therefore, that Central Government 
intervene as recent changes do not permit such in-fills particularly in such an 
unsuitable area and of such an unsuitable nature.  This application and any 
future applications for the development of this site should be rejected and a 
complete ban on development should be put in place.” 
 
8 Wollaston Road – 
 
“With reference to your letter dated 25th January, 2012, our objections to this 
application are: 
 
1. There do not appear to be any obvious positive changes to previous 

planning applications for this development and all previous objections 
therefore still apply. 

2. The site is an extremely small site, a considerably narrower frontage than 
the site of No. 2 Wollaston Road, and would only suit a one bedroom 
property at the most. 

3. The properties in Wollaston Road date back to pre-1892 and are all built 
of Wellingborough blue brick - it is imperative that any development 
should be built of the same brick and not an imitation brick or alternative 
facia.  Even the Boot Factory just two doors down had to maintain its 
original brickwork to be in keeping with the properties surrounding it and 
thus maintaining the character and history of this part of the village. 

4. Any development on this site will have a serious detrimental impact on the 
village. 

5. There is nowhere to provide adequate off-road parking as Hope Street is 
already congested.  No. 2 Wollaston Road has no front vehicular access 
and the same should apply to the land adjacent to it. 

6. The two very inadequate parking spaces were put in at the far rear of No. 
2 following a number of objections to their original planning application in 
2007, one for No. 2 and one for the proposed new property. These spaces 
are inaccessible when Hope Street residents cars are parked legitimately 
in the road and Hope Street residents do not have the option of parking 
anywhere else as the majority of properties do not have any frontage or 
driveway.  It is interesting to note that the owners of No. 2 raised 

- 57 -



objections regarding parking when the proposals to develop the shoe 
factory were raised in 2003 - clearly they have very short memories of 
their objections. 

7. No. 2 is currently rented out and tenants have said that they cannot use 
the parking space because it is not wide enough to be able to access the 
vehicle.  Clearly these two parking spaces are a joke.  

8. Any new build must provide the same number of parking spaces within 
the build site as the number of bedrooms it has.  This proposal will require 
three on site spaces - clearly this is not possible. 

9. A development consisting of three bedrooms will still mean a further 3 or 
even 4 vehicles causing serious danger at a point which is already an 
extremely dangerous area awaiting a major accident.  It is on the corner of 
Hope Street and very close to the junction with Allens Hill and, despite the 
30 mph speed limit, traffic speeds into and out of the village at this point at 
speeds well in excess of the speed limit on a daily basis.  When events 
take place at Santa Pod the volume of traffic increases drastically and so 
does the speed due to the number of boy racers.  The local speed watch 
and the police have taken no interest in this matter whatsoever and no 
action will ever be taken to reduce the speed of the traffic by installing a 
speed camera (even if it is left empty!) or to prevent Santa Pod attendees 
using this route. 

10. There are a number of deliveries made by articulated lorries to the Milling 
Farm immediately opposite and they very often have to mount the kerb on 
the opposite side of the road to gain access or exit the site.  Any vehicles 
parked opposite the entrance and in the immediate area make the 
access/exit even more difficult on a road with fast moving traffic and 
cause a danger to vehicles entering and exiting the site.  The Milling Farm 
has been on the site for a considerable number of years and causes no 
problems to local residents and it should not have to change its access 
because of a completely inappropriate development.  Clearly adequate, 
usable parking cannot be provided for a three bedroom property and 
roadside parking outside the property is not viable due to the junctions 
and Milling Farm entrance. 

11. The original application in 2007 by the owners of 2 Wollaston Road stated 
that no trees would need to be cut down to access the site - clearly this 
was a lie.  The removal of any trees from this site, front or rear, would be 
unacceptable. 

12. Any development on this site should only be permitted to mirror image the 
original build of No. 2 as it would need to be in such close proximity with 
just a narrow path between the two properties. This means that the front 
line and the rear line of the two properties should be maintained with only 
a single story rear extension (not the poor extension that has been put on 
to No. 2 to accommodate the bathroom and 3rd bedroom).  There should 
only be windows to the front and rear of the property. 

13. The site is a small piece of garden of a two bedroom property which has 
been sold with outline planning permission. The original application was 
objected to and despite the amendment of adding a parking space at the 
rear of No. 2 (one for each property) objections were still raised but 
ignored by both Bozeat Parish Council and Wellingborough Borough 
Council. 
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14. As this is a garden infill it is very clear to us that both Bozeat Parish 
Council and Wellingborough Borough Council disagree with Central 
Government's views and legislation relating to garden infills.  Should this 
development go ahead there should be a considerable reduction to the 
rates of surrounding properties. 

15. The scale, mass, location and design result in detrimental harm to the 
character and appearance of the area and would have an overbearing 
impact on the surrounding properties and this application should be 
rejected and no further applications should be permitted for the 
development of this site. 

16. Any development on this piece of land would compromise the quality of 
life of present and future generations. 

17. Should this application be approved it is very clear that future residents 
will apply to extend the property or even change internal rooms to make 
extra bedrooms.  This should be taken into account and a covenant put it 
place to prevent any future applications to extend the property in any 
direction or to any internal changes to the property.” 

 
Anonymous – 
 
“You have previously been advised of the presence of Great Crested Newts 
which live on this piece of land.  This is still the case.  
 
Great Crested Newts are protected under Schedule 2 of the Conservation 
(Natural Habitats) Regulations 1994 (Regulation 8) and Schedule 5 of the 
Countryside Act and it is stated that it is an offence to intentionally damage, 
destroy or obstruct access to any structure or place which these species use for 
shelter or protection. 
 
If you approve this application you will be responsible and therefore breaking the 
law.  The relevant authorities have been informed of your intentions and you can 
expect legal action to be taken against you and the developer.” 
 

ASSESSMENT: 
Note:  The application as originally submitted was for a three bedroom property; 
following officer advice this was further reduced to two beds together with the omission 
of part of a rear first floor element and alterations to the front bay windows.  The 
amendments were re-advertised for 21 days and also a site notice was placed.  The 
application is determined as per these amendments. 
 
Principle of development  
The site has in the past enjoyed outline planning permission for one detached property; 
however this permission has expired with the submitted application to consider all 
elements including the principle of the site, which will be considered under the 
prevailing policy.  The Coalition Government has revised PPS3 which has introduced a 
change pertinent to applications of this type.  Garden land has been removed from the 
definition of brownfield land. 
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In principle, removing the brownfield status of gardens does not prevent their 
development, the key issues remain whether they lie within a settlement in a 
sustainable location and that development is appropriate in design terms.  The changes 
do not, therefore, rule out development of gardens but are intended to enable councils 
to protect gardens from inappropriate development by rejecting planning applications 
for development that is objected to by the local community and spoils the character of 
neighbourhoods’.  The development of garden land remains helpful to meeting housing 
needs especially in rural area.  

Bozeat is defined as a restricted infill village in Saved Policy G4 of the Local Plan, as 
the site is located within the village confines it satisfies part 1 of the policy therefore in 
principle is appropriate for development providing it does not have any adverse impact 
on the character and setting of the village as discussed in part 2 of the policy.  These 
issues will be considered below. 
 
Amenities of Neighbours 
Due to the proximity and orientation of the development to neighbouring properties 
together with obscured and fixed glaze to the northern/side elevation there is unlikely to 
be any impacts other than to no. 2 Wollaston Road.  No. 2 Wollaston Road currently 
enjoys a relatively open rear aspect and also some habitable ground floor windows that 
will directly face the proposed to a single storey rear element.  As a result off the 
development the quality of outlook from the facing window will be diminished, however 
given the reduced scale of the projecting rear element of the proposed property (as 
amended) the impact is not considered to be overbearing; resisting a closing in affect to 
the facing window and also the private space to the rear of no. 2.  There would not be 
any loss of light impacts to no. 2 due to the orientation of the proposed property to the 
north.  The proposed development is therefore in accordance with the relevant sections 
of Policy 13 of the NNCSS that concern themselves with neighbourly impacts.   
 
Character and Appearance of the area 
Although the properties fronting Wollaston Road including 2 and 4 either side of the 
proposed development are not considered of sufficient importance to be specially 
designated they are nevertheless of character with some pleasing architectural detailing 
to the brickwork and the fenestration.  In addition the property would be positioned at a 
very prominent position at the entrance to the village which predominantly is a Victorian 
scene with the fronting Victorian properties being complimented by the backdrop of the 
tastefully converted factory to the rear and through the space that the development 
property would occupy but again is not considered of sufficient regard to result in 
special designation.  It is considered therefore that any proposal should be respectful of 
its surroundings, be of a complimentary mass given its street presence and mindful of 
the existing built fabric and density without being a dominant feature.  The site is 
currently occupied by a number of shrubs with a plum tree in particular having a 
modicum of visual amenity value, however they are not of such great value to the street 
to justify special designation and therefore their retention is not protected.  
 
The design of the proposal is generally reflective of the two neighbouring properties; 
namely no. 2 and 4 Wollaston Road with a complimentary eaves and roof height as well 
as some replicating and interesting front features including bays, interesting brick work 
and lintel and sill details to the windows.  The position of the proposed property on the 
site is much the same as no. 2, respecting the frontage set back, although is set slightly 
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further within (0.4m) the site and with the slightly subordinate height is not considered to 
compete against or dominate the more established houses either side, which is also 
aided by the separation gaps.  
 
The mass and scale of the side elevation which will have an important street presence 
and form part of the fore-ground to the rear converted shoe factory as approaching from 
the roundabout is not considered to be an oppressive feature to the street scene.  The 
depth of the property is respectful of no. 2 albeit with a 1.2m rear 2 storey projection 
with the shoe factory in the background remaining the dominant feature given the gap 
to the side of no. 4 and the proposed as well as framing the proposed property above 
its ridge.  The side elevation also offers some visual interest in terms of fenestration and 
the roof design and detailing.  The appearance of the exterior materials will be 
controlled via condition as will the boundary treatments; with the front area of particular 
importance.  The L-shaped design part two and part single storey is also at ease with its 
surroundings dwellings and essentially mirrors the rear elevation to no. 2.  
 
The resultant density and relationship with no. 2 Wollaston Road in particular is 
reminiscent of Victorian built fabric in general terms and more importantly is comparable 
with surrounding densities in particular 6 and 8 Wollaston Road.  The rear amount of 
space available to the rear gardens of the host property and the proposed similarly, 
which may be considered marginally acceptable, are comparable with some in the 
vicinity including no. 6 and 8 but also more recently built properties in Hope Street, its 
scale therefore in the context of the surrounding density and its close relationship with 
no. 2 is consistent with the vernacular and does not therefore result in overdevelopment 
or cramming.  This is further demonstrated with a gap either side of the property to the 
proposed side curtilage boundaries. 
 
The proposed development from its initial inception and subsequent refusal to the 
present scheme has gone through a number of significant alterations and rather than 
being of a standard design is now one that is bespoke to the site respecting its 
constraints, its surroundings and position in the streetscene in terms of its design, 
general appearance, and layout and massing.  As such and as discussed above is 
considered to be acceptable without harm to the streets appearance or character and 
therefore consistent with the advice contained within the Councils Supplementary 
Design Guide and in accordance with Policy 13 of the North Northamptonshire Core 
Spatial Strategy. 
 
Amenity Space 
The proposed property is for a 2 bedroom property therefore is considered to be a small 
family home or more likely for a couple, therefore an appropriate amount of amenity 
space should be provided.  The associated rear space consists of a garden length of 
10m however this tapers to a point with the average width approximately 6m.  It is 
considered that the rear amenity space is acceptable for a property of this size; 
however this view is considered marginal and would be reliant on a condition to remove 
permitted development rights to the property.  The remaining garden provision for no. 2 
is of a similar size with the property size similar therefore the same would be said.  
 
Highway Implications  
The proposal would involve the creation of 2 car parking spaces one towards the rear 
(as existing) and one to the front of the premise utilising an existing highway access.  
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Both spaces are in accordance with highway guidance with the insertion of a 
hardstanding condition to the area showed as gravel on the plans and the visibility 
splays.  In addition 2 spaces for a property of this size is regarded as acceptable 
therefore there is not considered to be any detriment to the safety and convenience of 
the highway so long as the appropriate conditions are attached.  
 
No. 2 would retain one off-road parking space in addition to on-road parking provision to 
Hope Street.  The Highways Authority in its correspondence takes exception to ‘existing 
parking’ being included on the plans to illustrate an off-road space, whilst the parking 
space should not be attributed to off-street parking provision in reality it does safely 
accommodate a vehicle off-road.  Many of the concerns citing highway safety issues 
contained in the above representations receive sympathy unfortunately without an 
objection by the Highways Authority a refusal on highway grounds cannot be sustained.  
 
Other Considerations 
The biodiversity is unaffected, accepting the loss to some shrubs and a plum tree, 
which receives conversation above and the development, does not result in an 
increased potential for crime and the principles of non-discrimination have been 
followed through-out.  
 
Response to Representations 
With regard comments received with respect to highway impacts; these are discussed 
above as are the comments received with respect to overdevelopment of the site and 
the harmful appearance of the property in the street or on neighbour’s amenities.  In 
addition an anonymous letter was received pertaining to the presence of Great Crested 
Newts given the anonymous nature of the correspondence and the extremely remote 
possibility given the bounded nature of the site this representation is afforded no weight.  
 
Conclusion 
Having taken into account the above it is considered that the application does not harm 
the amenities of neighbouring dwellings land and does not detrimentally impact on the 
character and appearance of the area.  Furthermore there is no harm to the safety and 
convenience of the local highway network with no objection from the Highways 
Authority and is therefore recommended for approval in accordance with the above 
planning documents. 
 
RECOMMENDATION: 
Approve with conditions. 
 
 
1. The development shall be begun not later than the expiration of three years 

beginning with the date of this permission. 
2. Details of all external facing and roofing materials shall be submitted to and 

approved in writing by the local planning authority before the development is 
commenced. 

3. Full details of the following items shall be submitted to and approved in writing by 
the local planning authority before any work is commenced:  
i) porch canopy;   
ii) doors/windows;   
iii) rainwater goods. 
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4. The development is to be implemented in accordance with the amended 
drawings 101P2, 110P3, 310P1 as deposited 24 January 2012. 

5. The windows in the northern/side elevation shall be of obscured glass and non-
opening in nature and remain so in perpetuity unless otherwise agreed in writing 
by the local planning authority. 

6. The site shall be landscaped and planted with trees and shrubs in accordance 
with a comprehensive scheme which shall be submitted to and approved by the 
local planning authority before the development is commenced. The scheme 
shall be implemented concurrently with the development and shall be completed 
not later than the first planting season following the substantial completion of the 
development. Any trees and shrubs removed, dying, being severely damaged or 
becoming seriously diseased within five years of planting shall be replaced by 
trees and shrubs of similar size and species to those originally required to be 
planted or other species as may be agreed. 

7. No development shall take place until there has been submitted to and approved 
in writing by the local planning authority a plan indicating the positions, design, 
materials and type of boundary treatment to be erected.  The boundary treatment 
shall be completed before the dwelling is occupied or in accordance with a 
timetable agreed in writing with the local planning authority.  Development shall 
be carried out in accordance with the approved details. 

8. Notwithstanding the provisions of the Town and Country Planning General 
Permitted Development Order (Amended) 2008 (or any other Order revoking or 
re-enacting this Order) no buildings, extensions, or alterations permitted by 
classes A, B, C, D & E, other than a rear garden structure no greater than 10 
cubic metres, of Part 1 of Schedule 2 in the 2008 Order shall be carried out 
without the written consent of the local planning authority. 

9. The following stipulations of the highway authority shall be complied with in full to 
the satisfaction of the local planning authority:          
a.   The driveways shall be hard paved and remain so in perpetuity 
b.   Vehicle-to-pedestrian visibility of 2.4m x 2.4m over a height of 0.6m shall be 
provided and maintained on both sides of the points of access  
c.    Both parking spaces shall remain available for the use of parking a vehicle. 

10. Plans of the proposed slab levels of the building and existing levels shown in 
relation to no. 2 and 4 Wollaston Road shall be submitted to and approved in 
writing by the Local Planning Authority before work commences and the 
development shall be completed in accordance with the approved levels and 
details. 

 
Reasons: 
1. Required to be imposed pursuant to S51 of the Planning and Compulsory 

Purchase Act 2004. 
2. In the interests of amenity. 
3. In the interests of amenity. 
4. In the interests of clarity. 
5. In the interests of the privacy of no. 4 Wollaston Road, Bozeat. 
6. In the interests of visual amenity. 
7. In the interests of amenity. 
8. To allow the local planning authority the opportunity to control future 

development having regard to the nature of the site. 
9. In the interests of the safety and convenience of the highway. 
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10. In the interests of visual amenity. 
 
INFORMATIVE/S 
1. Pursuant to Section 38 (6) of the Planning and Compulsory Purchase Act 2004, 

the proposed development complies with the applicable development plan 
policies and there are no other material considerations that would constitute 
sustainable grounds for refusal.  These include specifically the following policies:  
Policy 13:  General Sustainable Development Principles of the adopted North 
Northamptonshire Core Spatial Strategy and G4:  Villages of the adopted 
Wellingborough Local Plan. 
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BOROUGH COUNCIL OF WELLINGBOROUGH   AGENDA ITEM 
 
FOR INFORMATION 
 
Planning Committee        07/03/2012 
  
Report of the Head of Planning and Development 
 
APPLICATION REF: 
 

WP/2011/0579/C 

PROPOSAL: 
 

Installation of 1 no. external air handling unit and 
mushroom cowl on flat roof. 
 

LOCATION: 
 

Redwell Junior School Barnwell Road, Wellingborough. 
NN8 5LQ 
 

APPLICANT: 
 

Mrs Pauline Johnson, Northamptonshire County 
Council Student Services. 

 
NOTE:  
Approved by Northamptonshire County Council on 27th January 2012 subject to the 
following condition/s:- 
 
Time Limit  
 
1. The development to which this permission relates must be begun not later than 

the expiration of three years beginning with the date of this permission.  
 
Reason:  To conform with the requirements of Section 91 of the Town and Country 
Planning Act 1990 as amended by the Planning and Compulsory Purchase Act 2004.  
 
Scope of Permission 
 
2. Except as otherwise required by conditions attached to this planning permission 

the development hereby permitted shall be carried out in accordance with the 
submitted application:  
Application Form, dated 25th November 2011;  
Design Statement, dated 30th November 2011;  
Ventilation & Extraction Statement, Ref. 101655/69 Nov 2011;  
Drawing No. NTQS1267/2216/01 Rev B - Existing Layout;  
Drawing No. NTQS1267/2216/03 Rev D - As Built Layout;  
Drawing No. NTQS1267/2216/06 Rev B - Existing and Proposed Elevations;  
Drawing No. NTQS1267/2216/07 Rev A - Edge Protection; and OS Plan.  

 
Reason:  For the avoidance of doubt and in the interests of amenity with regard to 
Policy 13 of the North Northamptonshire Core Spatial Strategy (2008).  
 
 
   

- 65 -



19

7

11

16

Post

2

40

School
BA

RN
WE

LL

22

38

31

6

25

Walk

Posts

40

CHURCHILL AVENUE

Bowling Green

26

31

42

27

36

School
44

59

53

1

47

2

10

Playground
43

11

5
RO

AD

33

Posts

30

WESTMINSTER ROAD

93.0m

20

Redwell Leisure Centre

24

Redwell Infant

26

32

52

7

15

28

19

20

27

13

34

41

47

38

93.8m

46

18

16

Tennis Courts

43

Waterworks Lane

1
28

Blaydon

Redwell Junior

17

CHURCHILL AVENUE

12

A

± 1:1,250

Scale:
This map is accurate
to the scale specified

when reproduced at A4

Planning & Local
Development © Crown Copyright 

and database right 2012. 
Ordnance Survey 100018694.

Cities Revealed 
Aerial Photography copyright:

GetMapping PLC 1999

Legend
WP/2011/0579/C - Redwell Junior School, Barnwell Road, Wellingborough
Description

Application Property

Application Site

WP/2011/0579/C



Hours of Construction Works
 
3. Except as may otherwise be agreed in writing by the County Planning Authority 

all construction works shall be confined to the hours of 7.30am to 5.30pm 
Mondays to Fridays, with no works on Saturdays, Sundays, Public or Bank 
Holidays.  

 
Reason:  To protect the amenities of nearby occupiers of property from noise and other 
disturbance and in accordance with Policy 13 of the North Northamptonshire Core 
Spatial Strategy (2008).  
 
Materials  
 
4. All materials and finishes on the proposed development shall be carried out as 

proposed in the submitted application unless otherwise agreed in writing by the 
County Planning Authority.  

 
Reason:  In the interests of visual amenity and in accordance with Policy 13 of the 
North Northamptonshire Core Spatial Strategy (2008).  
 
INFORMATIVES  
1. Prior to the commencement of any site works, all occupiers of potentially 

sensitive properties surrounding the site should be notified in writing of the 
nature and duration of works to be undertaken, and the name and address of a 
responsible person, to whom enquiries/complaints should be directed.  

2. Contractors and sub contractors must have regard to BS 5228-2:2009 "Code of 
Practice for Noise Control on Construction and Open Sites" and the Control of 
Pollution Act 1974.  

3. If you alter your proposals in any way, including to comply with the Building 
Regulations, a further planning application may be required.  If you wish to 
deviate in any way from the proposals shown on the approved drawings you 
should contact the Development Control Section, Planning, PO Box 163, County 
Hall, Guildhall Road, Northampton, NN1 1AX (Tel: 01604236700).  

4. The applicant is advised that the erection of new buildings or alterations to 
existing buildings should comply with the Building Regulations.  This permission 
is NOT a consent under the Building Regulations for which a separate 
application should be made.  

 
REASONS FOR APPROVAL  
One external air handling unit is proposed above the existing staff kitchen at Redwell 
Junior School as a result of internal kitchen refurbishments to comply with NCC's Hot 
School Meal Plan.  This initiative aims to provide a hot school meal to all pupils in 
school's across the county which will promote health and well being benefits and this is 
considered to provide significant weight in support of the application.  The design and 
appearance of the proposed development is considered to be acceptable and would not 
significantly detract from the character and appearance of the locality.  As no issues 
have been raised, it is considered that the proposed development is acceptable in 
accordance with Policy 2 of the East Midlands Regional Plan (2009) and Policy 13 of 
the North Northamptonshire Core Spatial Strategy (2008). 
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BOROUGH COUNCIL OF WELLINGBOROUGH   AGENDA ITEM 
 
FOR INFORMATION 
 
Planning Committee        07/03/2012 
 
Report of the Head of Planning and Development 
 
APPLICATION REF: 
 

WP/2011/0585/C 

PROPOSAL: 
 

Variation of condition 1 of planning permission 
11/00015/CCD to extend temporary permission for a 
mobile classroom unit. 
 

LOCATION: 
 

Ruskin Infant School, Ruskin Avenue, Wellingborough. 
NN8 3EG 
 

APPLICANT: 
 

Mr Ian Shanks, Northamptonshire County Council. 

 
 
NOTE:  
Approved by Northamptonshire County Council on 31st January 2012 subject to the 
following condition/s:- 
 
Time limit 
 
1. This permission shall be limited to a period of time expiring 31st January 2015.  

At or before the expiration of this period, the mobile classroom and temporary 
hard paved pathway shall be removed and within 3 months of removal of the 
classroom the development site shall be reinstated to playing field use. 

 
REASON:  In the interests of visual amenity and to minimise loss of playing field. 
 
Scope of Permission 
 
2. The development hereby permitted shall be carried out in accordance with the 

following approved documents: 
 

Planning Application Form dated 23 February 2011, Design and Access 
Statement dated February 2011, Supporting Statement dated February 2011, 
W0094B Site Plan (scale 1:1250) dated February 2011 and Elevation Plan dated 
February 2011. 
 

REASON:  To define the scope of the permission and in the interests of clarity. 
 
Informative 
The applicant's attention is drawn to the attached standard advice from the Crime 
Prevention Design Advisor for mobile classroom units. 
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REASONS FOR APPROVAL 
The proposal is considered to be acceptable in accordance with the North 
Northamptonshire Core Spatial Strategy Policy 13, which seeks to ensure 
developments are of high quality design, while minimising amenity impacts. The overall 
design and appearance of the proposed mobile classroom unit are considered to be 
acceptable and it will not have any significant adverse impact on the amenities of the 
local area due particularly to its temporary nature. 
 
 
 
 

- 68 -



7th March 2012 
 
 

AGRICULTURAL DETERMINATION NOTICE 
 
 
Application No. 
Decision 

Applicants 
Name 

Location of Proposal 
Description of Proposal 

 
WP/2012/0014/AG 
Agreed 
 

 
Mrs Trescella Elderton 
FC and CC Elderton 

 
Glebe Farm, 132 Doddington 
Road, Earls Barton. 
3 no. polytunnels with double 
sliding doors at each end.  Each 
polytunnel measures 3.05 metres 
x 12.16 metres.  2 polytunnels to 
be covered in plastic and 1 to be 
covered in netting - this will be 
the westernmost polytunnel. 
 

 
WP/2012/0070/AG 
Agreed 

 
Mr John E G James 
 

 
Newlands Farm, 73 Harrold 
Road, Bozeat, Wellingborough. 
Extension to existing farm 
building (Application for prior 
notification for a proposed 
building).   
 

 
WP/2012/0078/AG 
Agreed 
 

 
Mr D Hutchinson 

 
Manor Farm, London Road, 
Strixton. 
Extension to agricultural barn 
(Application for prior notification 
for a proposed building). 
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7th March 2012 
 

 PLANNING COMMITTEE 
 
 
The following applications dealt with under the terms of the Head of Planning and 
Development delegated powers. 
 
Application No. 
Decision 

 
Applicant’s Name 

Location of Proposal 
Description of Proposal 

 
WP/2011/0394/F 
AC 
 

 
Mr and Mrs Andrew and 
Anne Newman  

 
46 Hardwater Mill, Hardwater 
Road, Great Doddington.  
Installation of micro-hydro 
electricity generation 
equipment (water turbine 
generator) using an 
Archimedean screw. 

 
WP/2011/0488/F 
APPROVED 
 

 
Sainsbury's Supermarkets 
Limited 

 
Sainsburys, 260 Northampton 
Road, Wellingborough. 
Installation of a biomass 
boiler within the existing 
service yard outside the 
existing unloading bays.  
Amended plans and 
information received 11 
January 2012. 

 
WP/2011/0507/F 
AC 
 

 
Mr and Mrs Buckingham  

 
5 Steele Road,  
Wellingborough. 
Single storey side extension - 
Amended plan received 
05.01.2012. 

 
WP/2011/0514/F 
APPROVED 
 

 
R McLester Builders Limited 

 
89   91 Sanders Road,  
Wellingborough. 
Installation of photo voltaic 
panels to rear, south facing 
roof pitch. 

 
WP/2011/0517/F 
AC 
 

 
Mr Steven Young  

 
22 The Drive, 
Wellingborough. 
Two storey side extension.  
Amended Plan. 

 
WP/2011/0555/F 
AC 
 

 
Mr M Baldwin  

 
2 Hardwick Road, 
Little Harrowden. 
Vehicular access - re-
submission following 
withdrawn application 
WP/2011/0335/F. 
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Application No. 
Decision 

 
Applicant’s Name 

Location of Proposal 
Description of Proposal 

 
WP/2011/0562/TC 
REFUSED 
 

 
BT Openreach 

 
Outside All Saints Church,  
Midland Road,  
Wellingborough. 
1 x BT DSLAM cabinet. 

 
WP/2011/0563/TC 
REFUSED 
 

 
BT Openreach 

 
Opposite 34 Doddington 
Road, Wellingborough. 
1 x BT DSLAM cabinet. 

 
WP/2011/0564/TC 
REFUSED 
 

 
BT Openreach 

 
Outside 61-62 Oxford Street,  
Wellingborough. 
1 x BT DSLAM cabinet. 

 
WP/2011/0565/TC 
APPROVED 
 

 
BT Openreach 

 
Rear of 23 Oxford Street, 
Spring Gardens,  
Wellingborough. 
1 x BT DSLAM cabinet. 

 
WP/2011/0566/TC 
APPROVED 
 

 
BT Openreach 

 
Near 1a Havelock Street,  
Wellingborough. 
1 x BT DSLAM cabinet. 

 
WP/2011/0567/TC 
REFUSED 
 

 
BT Openreach 

 
Outside 1a Broad Green,  
Wellingborough. 
1 x BT DSLAM cabinet. 

 
WP/2011/0568/TC 
APPROVED 
 

 
BT Openreach 

 
Outside tyre depot, Hardwick 
Road, Wellingborough. 
1 x BT DSLAM cabinet. 

 
WP/2011/0573/F 
APPROVED 
 

 
T-Mobile (UK) Limited 

 
Water Tower, Wellingborough 
Road, Earls Barton.  
Installation of 1 no. 600mm 
microwave dish. 

 
WP/2011/0580/F 
AC 
 

 
Mrs Rachel Godby  

 
16 West Street, Ecton.  
Single storey front/side 
extension to existing property.

 
WP/2011/0584/AV 
AC 
 

 
Volvo Group UK Limited and 
Aleph Investments Limited 

 
Plot U adjoining Rutherford 
Drive, Wellingborough. 
Illuminated building signs, 
pylon signs and flag poles. 

 
WP/2011/0586/F 
AC 
 

 
Mr Mark Craddock  

 
62 Overstone Road, Sywell.  
Detached single garage to 
rear of property. 
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Application No. 
Decision 

 
Applicant’s Name 

Location of Proposal 
Description of Proposal 

 
WP/2011/0590/LB 
APPROVED 
 

 
Sue Grace 
Northamptonshire CC 

 
Chester House Farm, 
Higham Road, Irchester.  
The rebuilding of roofs at 
Chester Farm House. 

 
WP/2011/0591/F 
AC 
 

 
Mrs D Horn  

 
77 Station Road, 
Earls Barton.  
Replacement conservatory to 
rear. 

 
WP/2011/0594/F 
AC 
 

 
Mr and Mrs G Scott  

 
12 Cedar Close, Irchester. 
First floor extension over 
garage. 

 
WP/2011/0595/F 
AC 
 

 
Carn Homes Limited 

 
21a Allen Road, Finedon. 
Demolition of existing 
detached dwelling and 
erection of 2 pairs of semi-
detached houses and one 
detached bungalow. 

 
WP/2011/0596/F 
APPROVED 
 

 
Mr P G Sumner  

 
50 Shepherds Hill, Wollaston. 
Installation of 224 no. Solar 
PV cells on to an existing 
agricultural building. 

 
WP/2012/0002/F 
AC 
 

 
Ms K Mackley  

 
26 Gillitts Road,  
Wellingborough. 
Single storey side and rear 
elevation extension to 
dwelling. 

 
WP/2012/0003/F 
AC 
 

 
Mr Stephen Line  

 
16 Eastfield Crescent, 
Finedon. 
Rear single storey extension. 

 
WP/2012/0010/F 
AC 
 

 
Mr A Lymn  

 
63 Ridgeway, 
Wellingborough. 
Rear extension and 
alterations. 

 
WP/2012/0015/F 
AC 
 

 
Mr K Belson  

 
17 Doddington Road,  
Wellingborough. 
Single storey rear extension. 
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Application No. 
Decision 

 
Applicant’s Name 

Location of Proposal 
Description of Proposal 

 
WP/2012/0016/NMA 
APPROVED 
 

 
Mr Craig New  
Emotion Energy 
(Bournemouth) Limited 

 
Wellingborough Bowling Club, 
Hatton Street,  
Wellingborough. 
Non material amendment 
application to change the 
number of PV panels from 
200 to 210 and change of 
mounting specification from 
rails to tub. 

 
WP/2012/0049/F 
APPROVED 
 

 
Mr Philip Hurd  

 
18 Orchard Road, Finedon.  
Re-instatement of brick built 
front boundary wall. 

 

BACKGROUND PAPERS 
 
The background papers for the planning and building applications contained in this report form 
part of the relevant files appertaining to individual applications as referenced. 
 
Borough Council of Wellingborough, Planning and Local Development, Swanspool House, 
Doddington Road, Wellingborough. 
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Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 16/02/2012 

 Name & Address  Description 
 
PS/2012/0008/ 

    
East Northants District  
Council Cedar Drive  
Thrapston  
Northants 

Proposed alterations. 
  
APPROVED 

FP/2012/0041/ Mr David Blades  
18 Varley Close  
Wellingborough  
 

Single storey rear extension to  
enlarge kitchen. 

 APPROVED C 

BN/2012/0044/ Mr D Desantos  
8 Spencelayh close  
Wellingborough  
 

Wall removal. 

 ACCEPTED 

FP/2012/0045/ Wellingborough Tyres 
58 Leyland Trading Estate  
Wellingborough  
 

New invalid toilet facility. 

 APPROVED 

BN/2012/0046/ Mr G Wheeler  
26 First Avenue  
Wellingborough  
 

Removal of load bearing wall  
between kitchen and dining room. 

 ACCEPTED 
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Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 16/02/2012 

 Name & Address  Description 
 
FP/2012/0047/ 

    
Granovita UK Limited  
3 Stanton Close 
Wellingborough 
 

New internal partitions to existing  
offices.  APPROVED 

FP/2012/0048/ Mr P Villiers  
1 Hidcote Close  
Wellingborough  
 

Single storey rear extension and  
garage conversion. 

 APPROVED C 

DI/2012/0050/ Mr Cummings  
9 Chester Road  
Wellingborough  
 

Alterations to the existing bathroom 
and kitchen. Ramped access. 

 ACCEPTED 

DI/2012/0052/ Mr W Johnson  
55 Doddington Road 
Earls Barton 
  
 

Two storey extension, internal  
modifications and access  
improvements for the benefit of a  
disabled wheelchair user. 

 ACCEPTED 

BN/2012/0057/ Mr Noble  
21 Princess Way  
Wellingborough  
 

Single storey extension to front  
room to form porch and living room.

 ACCEPTED 
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Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 16/02/2012 

 Name & Address  Description 
 
BN/2012/0058/ 

 
Mr Michael Jones  
Edward Road  
Irchester  
Wellingborough 

 
Single storey 3m x 3m rear  
extension, brick built roof matching 
existing blue quarry tile windows  
and doors to be the same as the  
original white pvc. 
 

 ACCEPTED 

BN/2012/0060/ Mrs P Massingham  
26 Hayden Avenue  
Finedon  
Northants 

Increasing kitchen area, putting in 8 
x 4 RSJ leaving 300ml wall each  
side.  ACCEPTED 

BN/2012/0061/ Mrs C Harris  
10 Edward Road  
Irchester  
 

Single storey extension, to rear of  
property. 

 ACCEPTED 

DI/2012/0063/ Mrs Marriott  
23 Osprey Lane  
Wellingborough  
 

Bathroom conversion to a level  
access bathroom. 

 ACCEPTED 

BN/2012/0064/ Mr Richard Molcher  
Burton Road  
Finedon  
Wellingborough 

Expand an existing archway in a  
load bearing wall to its maximum  
possible width.  ACCEPTED 
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Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 16/02/2012 

 Name & Address  Description 
 
FP/2012/0065/ 

    
Wrenn School  
London Road  
Wellingborough  
 

 
Office extension. 

  
APPROVED 

BN/2012/0072/ Mr R Molcher  
33 Burton Road  
Finedon  
Wellingborough 

Expand an existing archway in a  
load bearing wall to its maximum  
possible width.  ACCEPTED 

BN/2012/0074/ Jacqueline Atkinson  
Hatton Park Road  
Wellingborough 

Partial removal of internal wall to  
include installation of suitable RSJ 
beam and repositioning of internal 
door. 

 ACCEPTED 

BN/2012/0075/ Mrs M A Clewer  
Sunnyside  
Earls Barton  
Wellingborough 

Barn conversion to shower room. 

 ACCEPTED 

DI/2012/0080/ Mrs Logan  
Kilnway  
Wellingborough 

Conversion of bathroom into  
shower room. 

 ACCEPTED 
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Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 16/02/2012 

 Name & Address  Description 
 
BN/2012/0081/ 

 
Mr D J Hall and Mrs T E Wood  
Dryden Road  
Wellingborough 

Build of single storey extension. 
  
ACCEPTED 

BN/2012/0082/ Mrs Cleland  
Station Road  
Earls Barton  
Wellingborough 

Loft conversion/new bathroom. 

 ACCEPTED 

FP/2012/0251/ Mr and Mrs Sinfield  
Knuston Home Farm  
Knuston Road  
Knuston 

Conversion of two barns to  
dwellings. 

 APPROVED C 
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Received Appeals 
 
Appeal Site 
 
 

Ref. No. Date 
Received  

Status 

 
Adj. 204 Priory Road, 
Wellingborough. 

 
WP/2011/0372/O 

 
29/11/2011

 
Statement of Case 
Sent – Awaiting 
Site Visit 

 
41 and 45 Main Road, 
Grendon. 
 

 
WP/2011/0216/F 

 
20/01/2012

 
Awaiting Statement 
of Case 

 
128 Ecton Lane, 
Sywell. 

 
WP/2011/0484/F 

 
25/01/2012

 
Statement of Case 
Sent – Awaiting 
Site Visit 

 
Land rear of 1-73 
Compton Way,  
Earls Barton. 

 
WP/2011/0388/OM 

 
01/02/2012

 
Awaiting Statement 
of Case 
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