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BOROUGH COUNCIL OF WELLINGBOROUGH   AGENDA ITEM 
 
SITE VIEWING (Date of visit Tuesday 3rd January 2012 at 10.15 a.m.) 
 
Planning Committee        04/01/2012 
 
Report of the Head of Planning and Development 
 
APPLICATION REF: 
 

WP/2011/0225/F 

PROPOSAL: 
 

New house and access road on land at Orlingbury Hall 
(development within the curtilage of a Listed Building).  
Revised Site Layout Drawings Showing an Amended 
Access Position. 
 

LOCATION: 
 

Land at Orlingbury Hall Buildings adjacent 21 Harrowden 
Road, Orlingbury, Kettering. 
  

APPLICANT: 
 

Mr P Webb. 

 
Site Viewing has been requested by the Parish Council. 
 
 
PROPOSAL AND DESCRIPTION OF SITE:  
It is proposed to erect a large 660 square metre (7104 square feet) dwelling-house with 
associated landscaping in open countryside under the special provisions of PPS7 which 
encourages the continuation of the English country house building tradition where high-
quality contemporary architecture, congruent with the landscape, is offered.  
 
The site of some 2.22ha (5.48 acres) is in the grounds of the Grade II* listed Orlingbury 
Hall lying to the south of Orlingbury village adjacent to the Harrowden Road and 
including Roadside Spinney.  It currently contains two large redundant agricultural 
buildings used for domestic storage of garden machinery, etc., and the proposal is 
effectively a redevelopment on that general footprint.  The area around the farm 
buildings and immediately to the south has a neglected appearance.  
 
Topographically the land is undulating and falls from north-west to south-east, and so 
when viewed from the available vantage points in the east (in the direction of Little 
Harrowden) the building is intended to integrate into a background of rising ground with 
woodland and large trees. 
 
The existing vehicular access direct to Harrowden Road will be stopped off in favour of 
a new access point 345 metres to the south east at the end of an extended Roadside 
Spinney, incorporating a large new area of woodland planting.  This has only recently 
been re-consulted on and any responses to the process will be reported to Members as 
Late Letters. 
 

- 1 -



Title± 1:3,000

Scale:

© Crown Copyright 
and database right 2011. 

Ordnance Survey 100018694.

Cities Revealed 
Aerial Photography copyright:

GetMapping PLC 1999

This map is accurate
to the scale specified

when reproduced at A4

Built Environment

Legend
WP/2011/0225/F - Land at Orlingbury Hall, Buildings Adj. 21 Harrowden Road, Orlingbury

WP/2011/0225/F



The applicant has indicated that if consent is granted for the proposed development he 
will forego his outstanding planning permission for an 18-hole golf course and club 
house. This would be achieved through a Unilateral Legal Agreement. 
 
RELEVANT PLANNING HISTORY: 
WP/93/547/F 18-hole golf course with the farm buildings to be remodelled to form 

the club house. Granted planning permission on appeal.  
WP/2010/368/F Earlier PPS7 scheme – withdrawn. 
 
NATIONAL AND LOCAL PLANNING POLICY: 
CSS Policy 13, 14 and 15. 
Wellingborough Local Plan Policies G6 and H4. 
PPS7:  Sustainable Development in Rural Areas. 
PPS5:  Planning for the Historic Environment. 
 
SUMMARY OF REPLIES TO CONSULTATIONS/REPRESENTATIONS RECEIVED: 
1. County Highways – no objections in principle; detailed visibility, safety, etc. 

stipulations given. 
 
2. Borough Council of Wellingborough Planning Policy – oppose the proposal on 

the basis of being insufficiently ground-breaking or innovative to outweigh rural 
development policies in the adopted local plan and current Government planning 
guidance. If permitted, there is a danger of creating a precedent. Considered that 
the proposal is contrary to Borough Council of Wellingborough Policies G6 and 
H4 and CSS Policies 13, 14 and 15. Conflict with the criteria in paragraph 11 of 
PPS7. 

 
3. Borough Council of Wellingborough Environmental Protection Officer – pollution 

assessment/remediation scheme required by Condition. 
 
4. Borough Council of Wellingborough Landscape Officer - if it is concluded that the 

proposed building is of sufficiently exceptional quality to allow it to be built 
outside the policy line it would be logical to infer that it would make a positive 
contribution to the surrounding landscape.  The agricultural buildings which it 
would replace read as such and are fairly neutral.  The new building would be 
viewed across the valley in relation to Orlingbury Hall. I would challenge the 
statement in the Landscape Visual Appraisal that the proposals do not affect the 
historic landscape character of Orlingbury Hall, but the garden area is limited 
with a part of it reading as uninterrupted parkland.  The proposed hedge and 
woodland planting associated with the sinuous access would make a positive 
contribution to the landscape.   The bank which encloses part of the building site 
is covered in semi mature ash, sycamore and some hawthorn trees.  The 
proposals would entail the removal of some of these but it is not clear how many.  
If the bank was to be extended as is suggested most of these could be lost.  
These are visible from the existing road entrance and help to provide visual 
containment.  Further clarification will be required on this matter.  The minor 
extension to the lower bank will be to the edge of the woodland where a root 
protection area needs to be defined. 
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If planning consent is granted a landscape condition will be required and a 
condition requiring the protection of trees which are to be retained in accordance 
with British Standard 5837. 

 
5. Orlingbury Parish Council – objects on the basis of inappropriate open 

countryside development and negative impact on the landscape/environment.  
The parish had originally expressed concerns at highway safety, but in the light 
of the Highway Authority’s acceptance of the new access point providing 
adequate visibility, it is expected that this objection will be removed. 

 
6. English Heritage – no objection in principle. Council urged to satisfy itself that 

there is no material detrimental effect on the setting of Orlingbury Hall. 
 
ASSESSMENT: 
As there are no conventional amenity or highway objections to this proposal, the 
planning assessment centres entirely on whether the requirements of PPS7 are met in 
terms of architectural quality, environmental performance and landscape impact. 
 
PPS7 states at paras. 10 and 11: “Isolated new houses in the countryside will require 
special justification for planning permission to be granted…. Very occasionally the 
exceptional quality and innovative nature of the design of a proposed, isolated new 
house may provide this special justification for granting planning permission. Such a 
design should be truly outstanding and ground-breaking, for example in its use of 
materials, methods of construction or its contribution to protecting and enhancing the 
environment, so helping to raise standards of design more generally in rural areas. The 
value of such a building will be found in its reflection of the highest standards in 
contemporary architecture, the significant enhancement of its immediate setting and its 
sensitivity to the defining characteristics of the local area”. 
 
The three key elements in the policy statement are, therefore, briefly considered in turn: 
 
1. Architectural Quality 
The proposed development, in both plan form and elevationally, is considered to be an 
interesting and innovative 21st century interpretation of the historic country house 
building tradition.  Its asymmetrical "butterfly" form has organic English Arts and Crafts 
references whilst the configuration of window and door openings rationally reflects the 
interior functions and spaces and so remains pleasingly varied and unself-conscious.  
The wave-profiled green roof works well with the organic form, accentuating the basic 
horizontality of the structure whilst avoiding the heavy massing of a conventional 
pitched roof.  The various chimneys, ventilators and photovoltaic panels, on the other 
hand, serve as complementary vertical relief rather in the manner of the turrets, lanterns 
and pinnacles that enlivened predecessor country houses. 
 
Facing materials have been specially chosen to remain mellow in appearance.  The 
majority of the walling is to be constructed of "stabilised rammed earth" which uses 
local soils and building stone (quarry waste) and this is embellished  with dressed stone 
lintels, sills and other features.  The windows are a high-performance system providing 
timber interiors and coated aluminium exteriors.  Nevertheless, issues such as the 
colour-consistency of the rammed earth, the cutting and coursing of the ironstone and 
the reflectivity of the glazing are all critical in achieving an acceptable outcome.  
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Although all these elements appear attractive and pleasing on the submitted graphics, 
therefore, ultimately the success of the project depends upon careful control of detailed 
materials specification, and this would be reserved by Condition on any consent 
granted.  
 
2. Environmental Performance 
The building is designed to achieve Code Level 5 of the Code for Sustainable Homes.  
This is just one level short of "zero-carbon" as defined.  The performance is achieved 
through the following measures: 
 
• rainwater harvesting coupled with restricted flow rates to taps and cisterns; 
• ground-source heat pumps for space heating and hot water; 
• p.v. cells to reduce the amount of off-site electricity consumption; 
• Green Guide A+ rated construction materials, including high insulation levels; 
• low-energy interior and exterior lighting and white goods to have the best 

possible rating for energy consumption; 
• sedum roof with additional planting to improve the site's poor existing 

biodiversity. 
 
Rammed earth has the benefit of absorbing excess moisture within the building in 
periods of high humidity and releasing it in dry spells, helping to maintain it at a 
comfortable relative humidity.  
 
BRE research has concluded that green roofs are better able to cope with future climate 
change, namely higher wind-speeds, heavier rainfall and longer hotter summers.  
Green roofs have a positive effect on the environment, reducing noise and air 
temperatures as well as protecting the roof against UV and climate extremes and 
minimizing the possibility of mechanical damage.  Rainfall is absorbed and released 
slowly, maintaining the building at more even temperatures.  The sedum, succulents 
and herbs which form the roof surface are wind, frost and drought-resistant.  
 
3. Landscape Impact 
As mentioned above, the “mellowness” of the building’s primary facing materials and 
green sedum roof will mean that in the instances when the structure is glimpsed in the 
landscape through the surrounding trees, it will not visually jar.  This idea would extend 
to the glazing, as it is intended to arrange the fitting of special anti-reflective glass by 
way of a special Condition on the planning permission.  
 
The site is well-screened by existing planting from the road and Orlingbury Hall.  It is 
situated at a much lower level than the Hall and is considered to have no more impact 
on its setting than the existing unattractive farm buildings.  The building can be seen 
from some parts of the public footpaths between Orlingbury and Harrowden, but these 
viewpoints are from the opposite side of the valley at a considerable distance from the 
site. 
 
The proposed access road runs from a point 345 metres along the Harrowden Road 
from the existing access point on the northern edge of the extended Roadside Spinney.  
Its surfacing will be in a natural finish such as shale or gravel and it will be further 
visually ameliorated by the setting of a mixed-native hedge on its north side.  West of 
the stream at the bottom of the valley, the access track describes a gentle sweep up to 
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the house successfully integrating with the Orlingbury Hall parkland.  The new 
woodland planting at the spinney and in the vicinity of the dwelling-house itself are 
intended to sensitively complement the new works rather than to conceal them.  The 
applicant argues, and officers accept the point, that the building is an attractive 
embellishment of the landscape in its own right and will work well with additional 
naturalistic landscaping. 
 
A clearly-defined parking area is provided for the owner’s and visitors’ cars on the north 
side of the house, dug into the landscape and screened by new and existing planting.  
Any “suburbanization” of the landscape as a result of conventional boundary screen 
fencing or ancillary domestic outbuildings will be avoided, as on the one hand the 
freehold boundary is demarcated “invisibly” with granite setts, and on the other hand a 
Condition is attached to the draft planning permission removing all domestic Permitted 
Development rights. 
 
Turning to the specific objections to the proposal, these are taken in turn: 
 
1. Planning Policy 
Development Management officers disagree with policy colleagues' assessment.  
Rammed earth walling is innovative and is only just beginning to be used in this 
country.  This in turn has informed the "soft" contemporary architectural vocabulary - i.e. 
organic "natural" surfaces and built forms - which it is considered sit comfortably in the 
proposed landscape setting.  The design is a valid and creditable piece of modern 
architecture which will help to raise standards of design in other parts of the Borough.  
The second question of creating a precedent is actually a nonsequitur as Members will 
be aware that each application for planning permission must be considered on its 
individual merits.  Finally, several LDF policies are cited as weighing against the 
scheme, but this is to miss the point that the relevant provisions of PPS7 are intended 
as exceptions to a local planning authority’s normal policy position on the open 
countryside. 
 
2. Landscape Officer 
The concerns here involving bank remodelling, tree removal and tree protection can be 
dealt with by Condition. 
 
3. Parish Council 
As argued in the policy item and the general assessment above, PPS7 lays down a 
series of tests as to whether exceptions can be made to the normally strong policy 
opposition to uncontrolled development in the open countryside.  This report argues 
that these requirements have been met in this instance.  With regard specifically to the 
effect on the landscape/environment, development management officers feel that the 
proposed scheme duly respects and indeed enhances the local landscape. 
 
Conclusion 
Although the application site is technically defined as "open countryside", it is not in fact 
a green-field site.  Therefore, as a redevelopment, the question of a "before and after" 
comparison is a material consideration.  It is suggested in the above assessment that in 
all respects the proposed scheme is preferred to what exists, and indeed itself has a 
positive and not a negative effect on the environment.  
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With regard to the form and appearance of the dwelling-house, Members are asked to 
endeavour to remain objective in responding to what is admittedly an unusual and 
relatively challenging design.  The Government's PPS7 guidance is clearly signalling a 
desire to see suitable contemporary "country house" architecture in the English 
countryside, and so the twin questions are raised as to what a genuinely modern 
country house should look like and whether this particular building ought to be located 
on the present site.  
 
RECOMMENDATION: 
Grant conditional planning permission subject to the submission of a satisfactory 
Unilateral Legal Agreement in respect of the extant consent for the golf course. 
 
 
1. The development shall be begun not later than the expiration of three years 

beginning with the date of this permission. 
2. Full details of all facing and roofing materials, including the eaves trim and other 

aluminium elements, shall be submitted for the written consent of the local 
planning authority prior to the commencement of development. In particular, site 
sample panels of the rammed earth walling and ironstone for both the house and 
the curtain walling shall be prepared for inspection. 

3. Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development)  Order 1995 (or as amended) no garages, sheds or 
other buildings shall be erected without express planning permission from the 
local planning authority, other than those expressly authorised by this 
permission. 

4. The following highway stipulations shall be implemented to the satisfaction of the 
local planning authority: 
(i) vehicle to vehicle visibility of 2.4m x 215m shall be provided and maintained, 
by way of an established arboricultural maintenance regime, on both sides of the 
point of access;  
(ii) the vehicular access onto Harrowden Road shall be constructed in 
accordance with the specification of Northamptonshire County Council: 
(iii) to prevent loose material being carried onto the public highway the first 10m 
of the driveway from the highway boundary shall be suitably hard-paved: 
(iv) adequate provision shall be made to prevent the unregulated discharge of 
water from the driveway onto the public highway; 
(v) the driveway shall be laid out to a width of 4.8m over the first 15m from the 
highway and thenceforth provided with passing places at appropriate points over 
its length as indicated on the amended plan Drawing no. 2027/6 Rev C. 

5. As part of the general landscaping scheme, a specific plan covering the following 
details shall be submitted for the written consent of the local planning authority 
prior to the commencement of development: 
(i) north bank remodelling and tree removal; 
(ii) root protection at the southern bank; 
(iii) protection of all retained trees in accordance with BS 5837. 

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 
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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. In accordance with the submission of the detailed proposals for the development 
of the site, the applicant shall submit a plan showing the exact location, species 
and spread of all trees on the site and those proposed to be felled during building 
operations which shall be approved by the local planning authority before any 
felling takes place. 

8. As part of the general landscaping scheme, a specific plan covering the following 
details shall be submitted for the written consent of the local planning authority 
prior to the commencement of development: 
(i) north bank remodelling and tree removal; 
(ii) root protection at the southern bank; 
(iii) protection of all retained trees in accordance with BS 5837. 

9. Full details of the following items shall be submitted for the written consent of the 
local planning authority prior to the commencement of development: 
(i) windows and external doors, including a specification for anti-reflective glass; 
(ii) external surfaces and other hard landscaping; 
(iii) A Woodland Management Plan for Roadside Spinney; 
(iv) a scheme for the investigation and remediation of any site pollutants.  

 
 
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 amenity. 
4. In the interests of the safety and convenience of users of the adjoining 

highway/s. 
5. In the interests of visual amenity. 
6. In the interests of visual amenity. 
7. In the interests of visual amenity. 
8. In the interests of visual amenity. 
9. In the interests of visual amenity and to avoid any detrimental effects from 

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

the proposed development contravenes some policies in the development plan, 
but there are mitigating circumstances and material considerations, which in this 
instance are given greater weight than the development plan policies and as 
such, the proposed development, is on balance, considered acceptable and 
approved.  The policies that have been considered in determining this application 
specifically include CSS Policies 13, 14 and 15, Local Plan Policies H4 and G6 
and PPS 5 and 7. 

2. The applicant is advised that this decision relates to the following drawing 
numbers received on the dates shown: 
Drawing Number:   Date Received 
2027/1A; 2B; 3B & 4C  27.05.2011 
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2027/5H & 6E    31.08.2011 
2027/7     07.10.2011 

3. The Public Health Act 1875 
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 
 
SITE VIEWING (Date of visit Tuesday 3rd January 2012 at 12.10 p.m.) 
  
Planning Committee        04/01/2012 
 
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. Amended plans and additional 
information. 
 

LOCATION: 
 

1 Harrowick Lane, Earls Barton, Northampton.  NN6 0HD 

APPLICANT: 
 

Mr S Watkins. 

 
Members site visit requested by Earls Barton Pariah 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: 
 
“I note that the issue of the effect of the development on the setting of the 
conservation area has been raised. 
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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, 
servicing and manoeuvring in accordance with adopted standards and Policy 13 (n) 
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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 
 
SITE VIEWING (Date of visit Tuesday 3rd January 2012 at 11.55 a.m.) 
 
Planning Committee        04/01/2012 
 
Report of the Head of Planning and Development 
 
APPLICATION REF: 
 

WP/2011/0452/F 

PROPOSAL: 
 

Extension and alterations - amended plan received 8 
November 2011. 
 

LOCATION: 
 

1 Harrowick Lane, Earls Barton, Northampton.  NN6 0HD 

APPLICANT: 
 

Mr D Mallard. 

 
This planning application is referred to the Planning Committee for 
determination, due to the number of third party objections, and a visit from the 
Site Viewing Group at the request of Earls Barton Parish Council. 
 
 
PROPOSAL AND DESCRIPTION OF SITE: 
As described above. 
 
The development site is a detached single storey dwellinghouse, set back from the 
highway by a narrow strip of land which is hard paved and in use as a parking area, 
with a rear garden of 8m maximum depth and with a narrow strip of land to the side.  
The rear of the property is approximately 10.6m away from the rear elevation of the 
property known as 8 Campbell Square.  It is of circa 1960s construction and is located 
amongst a predominately residential area characterised by houses of many varying 
appearances, sizes and periods of construction, such that there is no distinctive style.  It 
is located on the western side of Harrowick Lane, which in turn is situated in the south 
western area of the village and is within the village policy line.  The village Conservation 
Area boundary ends before the property’s western, southern and eastern curtilage 
boundary, such that it is outside the Conservation Area.  The land to the rear is 
generally level with no noticeable rise. 
 
The application site is within the village policy line for a limited development village as 
defined by the saved Policy G4 of the Borough Council of Wellingborough Local Plan. 
 
The scheme proposed consists of the erection of a single storey extension, with a 
hipped ended pitched roof, to the rear.  This is an amendment to the original scheme 
submitted, which proposed a gable end facing towards 9 Campbell Square.  Following 
discussions with the agent, it was indicated that the original scheme would probably be 
found to be unacceptable.  On this advice the agent proposed that the applicant would 
consider amending the scheme to a hipped roof as a way to mitigate the perceived 
residential amenity impact.  Consequently, submission of an amended scheme was 
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encouraged by the case officer as, pending the responses following re-consultations, it 
might prove to be acceptable.  The amended scheme also entails the provision of two 
car parking spaces sandwiched between the shared boundary fence and the rear 
elevation of the proposed extension.  Although not indicated on the submitted drawings, 
vehicular access to these car parking spaces would appear to be via the narrow strip of 
land on the site’s southern area. 
 
NOTE: On land immediately to the north of this site there is an undetermined 
planning application (ref:  WP/2011/0410/F) for the erection of 2 new dwellings. 
 
RELEVANT PLANNING HISTORY: 
WP/2010/0092 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 - amended plan - allowed on appeal 
31/01/2011 

WP/2011/0410 Erection of 2 no. new dwellings with access from Harrowick Lane.  
Amended plans and additional information - PENDING 

WR/1966/0174 Bungalow - approved 
WR/1967/0080 Bungalow with hard standing - approved 
WR/1968/0169 Garage - approved 
 
NATION AND LOCAL PLANNING POLICY: 
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 
 
Regional Spatial Strategy 8 – East Midlands 
 
North Northamptonshire Core Spatial Strategy: 

Policy 13 (General Sustainable Development Principles) 
Policy 14 (Energy efficiency and sustainable construction)   

 
Wellingborough Local Plan 

Policy G4:  Limited Development and Restricted Infill Villages 
 

Supplementary Planning Guidance I:  Trees on Development Sites 
Supplementary Planning Guidance II:  Residential Extensions 
Supplementary Planning Guidance IV:  Planning Out Crime 
Supplementary Planning Document:  Sustainable Design, Biodiversity 
 
SUMMARY OF REPLIES TO CONSULTATIONS/REPRESENTATIONS RECEIVED:  
1. Northamptonshire County Council Highways Authority – has returned the 

application with a pro forma advice sticker which says ‘To ensure that highway 
safety is maintained, the Highways Authority recommends to the planning 
authority that the highway standards and planning conditions set out in the NCC 
document ‘Highway Authority Standing Advice’ be applied to this planning 
application’. 
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 The Highway Authority has, however, supplied two covering letters which sets 
out the salient parts of its standing advice that is relevant to the proposed 
scheme. 

 
 “It is noted that the proposal involves a property affected by an earlier application 

involving the erection of two dwellings gaining access to Harrowick Lane by way 
of a shared private driveway.  To ensure that the parking accommodation 
allocated to serve the present proposal can be used and any interference with 
the use of the public highway is avoided, it must be confirmed that the applicant 
is in possession of rights to use the shared private driveway and that this can be 
achieved without interfering with or obstructing the use of the driveway by the 
other occupiers.” 

  
 “The contents of the amended plan of the proposal are noted.  Except for 

drawing attention to my letter of 11 October 2011 in which the need to confirm 
the applicants rights over the shared private driveway was emphasised, I have 
no further comments to make on this application.” 

 
2. Earls Barton Parish Council – have requested a site viewing by the Planning 

Committee due to the concerns raised by a local resident regarding loss of light 
to their property. 

 
3. Borough Council of Wellingborough Design and Conservation Officer – had no 

comments to make on the original scheme from a conservation point of view. 
 
 No comment was received to the re-consultation sent on the amended scheme. 
 
4. Third Party objections received - a total of 10 objections have been received, 

however, it should be noted that these comprise of 2 objections from 5 different 
addresses as they responded first to the original scheme, and then to the 
amended scheme.  It should also be noted that two objection letters were 
received from each of the following properties:  4, 5, 6 and 7 Campbell Square.  
These letters were individually prepared in the name of A & D Restorations 
Limited, as it would appear that the properties are not currently occupied and 
that A & D Restorations Limited are still the current owners. 

 
 4, 5, 6 and 7 Campbell Square 
  

• Extension would impair residential visual outlook 
• Loss of light to kitchen and bedrooms 
• Loss of a pear tree that is within the Conservation Area 

 
 9 Campbell Square 
 

• Extension is overbearing 
• Will cause visual impairment 
• We request a site viewing 
• Our rear garden is only 2m in depth and extension will block out all of 

our light 
• Loss of light to rear bedroom 
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ASSESSMENT: 
Main Issues and Material Planning Considerations: 
 
• Compliance with policy and SPG/SPD 
• Impact on Neighbour’s Amenities 
• Impact on the character and appearance of the area 
• Highways 
• Crime and Disorder 
• Other considerations 
 
Compliance with policy and SPG/SPD 
Policy 13 of the North Northamptonshire Core Spatial Strategy and SPD on Sustainable 
Design require new development to be of a high standard of design and take account of 
the character of the surroundings and these policies are amplified by the adopted SPG 
II Residential Extensions; A Guide to Good Design which gives examples of what the 
Council believes to be good and bad design.  Policy G4 of the Local Plan states that 
development will be granted planning permission if it is within the limited development 
village policy line of Earls Barton and that it will not, either individually or cumulatively 
with other proposals, have an adverse impact on the character and setting of the village 
AND its environs. 
 
It is considered that the proposal is, when considered in isolation to the surrounding 
residential properties, it is in accord with the first main issue in section 3.1 of SPG II as 
the extension’s massing, layout and external appearance are sympathetic to the roof 
shape and size of the main house and is in portion to it in scale.  However, when the 
scheme is considered in relation to the closest residential property to the rear, it is 
opined that it does not accord with Policy 13 (h and l) of the Core Spatial Strategy, 
Policy G4 of the Local Plan, Sustainable Design SPD and the remaining main issues 
identified in SPG IV because of the scheme’s impact upon the amenities of neighbours. 
 
The more specific aspects of policy and material matters are discussed in more detail 
later in this report. 
 
Impact on Neighbours’ Amenities 
Policy 13 (l) of the North Northamptonshire Core Spatial Strategy states 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.  
Indeed, one of the main thrusts of PPS1 is to achieve sustainable development, of high 
quality design which improves the character and quality of an area, improves local 
character and is well integrated with, and compliments, the neighbouring buildings in 
terms of scale, density and layout.  PPS 3 requires development to be of good design 
so as to contribute positively to making places better for people to live and is visually 
attractive.  The SPG on Residential Extensions, whilst pre-dating the above PPSs, 
echoes the general thrust of the policies in as far that extensions should adversely 
affect the amenities of neighbouring properties. 
 
The principle neighbour whose amenities may be affected by this development is the 
property immediately to the rear of the development site, known as no. 9 Campbell 
Square. 
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The distance between the rear elevations of the development site and the affected 
property above, is approximately only 10m at the closest point.  The distance between 
the rear wall of the proposed extension and the rear wall of 9 Campbell Square is 
dramatically reduced to just 5.2 to 5.6m.  It should be borne in mind that the outdoor 
rear amenity space of 9 Campbell Square is just 2m to the boundary fence.  The rear 
amenity space of the development site, at the point with 9 Campbell Square, is just 
some 8m in depth.  The proposal indicates that on the other side of this fence will be 
parking spaces for two cars, sandwiched between the boundary fence and the rear wall 
of the extension.  Consequently, consideration is given to the fact that the residents will 
expect a reasonable degree of peaceful enjoyment of their gardens and adjacent 
amenity areas. The parking of cars and slamming of car doors associated with this 
proposal is opined to be a factor in determining that the residents may experience a 
diminution in their levels of enjoyment of their private outdoor amenity space. 
 
Previous planning guidance offered by the Council recommends a minimum distance of 
21m between the rear elevations of properties and minimum garden depths of 10.5m, 
so as to ensure an adequate distance so as not to harm residential living conditions. 
 
The proposed extension would measure about 5m by 5.4m and be sited 2.5m from the 
shared property boundary.  The ridge height of the roof would be 4.8m above ground 
level and will be sloped away from the affected neighbour.  Nevertheless, the roof 
would be some 2.8m higher than the top of the two metre high fence on the boundary.  
The close proximity of the building to the boundary means that it would be imposing on 
the living conditions of this neighbouring property, as open views from their habitable 
rooms at the rear of the property would be severely compromised, thereby causing 
greater visual impact upon the outlook of the occupiers. 
 
The proposal would increase the sense of enclosure within the private rear garden 
beyond the point that would be opined to be reasonable.  As a result, the proposal 
would have an overbearing impact on the occupiers of 9 Campbell Square. 
 
For the reasons set out above, it is opined there would be a significant impact upon the 
living conditions of the occupiers of 9 Campbell Square.  This would be contrary to 
Policy 13 (l) of the North Northamptonshire Core Spatial Strategy which seeks to 
prevent such harm. 
 
Impact on the character and appearance of the 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.  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. 
 
It is accepted that the prevailing character of the area is of a variety of terraced, semi-
detached and detached houses, of different periods of construction and of different 
layouts, massing, roof styles and appearances.  The notable common theme, being that 
the immediate area is residential in character.  As the proposed extension lies to the 
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rear of the property, views onto it from public vantage points are heavily constrained by 
the main building and the surrounding residential properties. 
 
On review of the above assessment, it is opined that the proposal would not harm the 
wider character, appearance or street scene of the area, but would harm the immediate 
local environs from the perspective of the residential properties to the rear of the 
development site. 
 
Highways 
Policy 13 (d) of the North Northamptonshire Core Spatial Strategy says that new 
development should provide for parking, servicing and manoeuvring in accordance with 
adopted standards.   Policy 13 (n) reinforces the requirement for development not to 
cause a danger to highway safety by stating that development should not have an 
adverse impact on the highway network and will not prejudice highway safety. 
 
NCC Highways Authority has NOT objected to this scheme and only draws attention to 
the existence of a shared private driveway which the applicant must ensure that the 
development proposal would not cause interference with its use such that access onto 
the public highway from private land is not prevented.  However, the proposal suggests 
that parking for two vehicles is to be provided at the rear of the property and the 
submitted drawings have not indicated whether the driveway or access points are to be 
around the north or south of the development site.  Access via a shared private 
driveway is a private matter between the relevant parties and is not therefore a planning 
matter.  Of more concern is the close proximity of the parked vehicles to the shared 
boundary fence. 
 
As noted above the outdoor rear amenity space of 9 Campbell Square is just 2m to the 
boundary fence.  The rear amenity space of the development site, at the point with 9 
Campbell Square, is just some 8m in depth. The proposal indicates that on the other 
side of this fence will be parking spaces for two cars, sandwiched between the 
boundary fence and the rear wall of the extension.  Consequently, consideration is 
given to the fact that the residents will expect a reasonable degree of peaceful 
enjoyment of their gardens and adjacent amenity areas.  The parking of cars and 
slamming of car doors associated with this proposal is opined to be a factor in 
determining that the residents may experience a diminution in their levels of enjoyment 
of their private outdoor amenity space. 
 
There is no evidence to suggest the application should be refused on the grounds of 
potential danger to highway safety. 
 
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.  The above policy 
is predated by adopted Supplementary Planning Guidance ‘Planning Out Crime’ which 
gives detail to the intent of spatial strategy policy.  
 
No pertinent crime and disorder issues have been identified within the scope of the 
application. 
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Other Considerations 
The biodiversity is unaffected and the principles of non-discrimination have been 
followed through-out. 
 
Loss of tree in Conservation Area 
The tree in question is NOT within the Conservation Area and is NOT protected by a 
Tree Preservation Order.  The Conservation Officer advised that the proposed scheme 
would not cause him to object to it and had no additional comments to make.  The loss 
of the tree is, therefore, not opined to be a significant material matter that would justify 
with holding consent. 
 
Conclusion 
Refuse for the following reasons. 
 
RECOMMENDATION: 
Refuse for the following reasons. 
 
 
1. The proposed extension would, by reason of its siting, layout, massing and close 

proximity to no. 9 Campbell Square, detrimentally affect the outlook of the 
occupiers from their rear windows and rear amenity space and would be contrary 
to Policy 13 (l) of the North Northamptonshire Core Spatial Strategy. 

 
 

Policy 13 
 
Development should meet the needs of residents and businesses without 
compromising the ability of future generations to enjoy the same quality of life 
that the present generation aspires to.  Development should: 
 
Protect assets 
l) Not result in an unacceptable impact on the amenities of neighbouring 
properties or the wider area, by reason of noise, vibration, smell, light or other 
pollution, loss of light or overlooking. 

 
INFORMATIVE 
The applicant is advised that this decision relates to the following drawing numbers 
received on the date shown: 
Drawing Number:   Date Received: 
39-11-02A    8 November 2011 
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BOROUGH COUNCIL OF WELLINGBOROUGH   AGENDA ITEM 
 
SITE VIEWING (Date of visit Tuesday 3rd January 2012 at 11.35 a.m.) 
 
Planning Committee        04/01/2012 
 
Report of the Head of Planning and Development 
 
APPLICATION REF: 
 

WP/2011/0459/F 

PROPOSAL: 
 

Erection of a 3 bed detached dwelling. 

LOCATION: 
 

Land rear of 113 Doddington Road, Earls Barton, 
Northampton. 
  

APPLICANT: 
 

Mr and Mrs T Fletcher. 

 
This application is referred to the Planning Committee for determination due to 
the number of third party objections that have been received including that of the 
Parish Council. 
 
 
PROPOSAL AND DESCRIPTION OF SITE: 
As described.  The plans that accompany the application illustrate a garden area 
between the exiting dwelling and the new boundary of the site which would have a 
width of some 9m and the total intervening distance between the existing and proposed 
dwelling would be approximately 11.5m.  The new build is shown as being set in from 
the northern boundary of the site by 5m, 8m from the front and with a 10.5m back 
garden.  This application mainly differs from the previously dismissed scheme in the 
following ways: 
 
• no dormer window in the rear elevation; high level rooflights instead 
• one front facing dormer window with high level rooflights 
• high level rooflight in the southern elevation 
• reduction in roof height by 0.45m 
• reduced footprint moved further back into the site  
• deletion of garage with the intended car parking and manoeuvring space 

illustrated as being to the font and in-between the flank wall of the dwelling and 
the northern boundary 

• hipped roof feature at one end 
 
The application site currently forms part of the large garden area associated with no. 
113 Doddington Road in which there are two outbuildings, one of which is sited in the 
site’s north-western corner.  The existing bungalow is already a form of tandem 
development at the rear of no. 111 Doddington Road – planning permission 
WP/1973/0333 refers.  Numbers 105 and, 107 have large front gardens and no. 113 
Doddington Road has a large rear garden, the rear part of which has a flank boundary 
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with the application site.  Along the rear boundaries of the properties that front onto St 
Crispin Road is a maturing hedge and other trees and shrubs. 
 
Access to the site is by way of a private drive that also serves numbers 105 and 107 
Doddington Road which Access is via a track which bends sharply around the appeal 
site, leading to properties in very spacious plots at nos. 105 and 107.  There is also an 
access that serves the gas governor close to its junction with Doddington Road and 
there appears to be sufficient space at the point of access onto Doddington Road for 
two cars to pass each other.   The application site already has the benefit of an access 
onto the private drive.   
 
RELEVANT PLANNING HISTORY: 
WP/2006/0301 Outline application for one dwelling – withdrawn 
WP/2008/0419 Three bedroom bungalow and double garage – withdrawn 
WP/2009/0253/F  3 bedroom dormer bungalow and double garage (Re-submission 

following withdrawal of planning application WP/2008/0419/F) 
refused and Appeal dismissed 

WP/2011/0059  2 bedroom bungalow with double garage - withdrawn 
 
Below is an extract from the Inspector’s decision letter which sets out the reasons why 
the appeal was dismissed. 
 

‘5. The appeal site in this case, towards the village’s eastern edge, is 
currently part of no. 113’s rear garden. The existing bungalow sits behind 
no. 111 which fronts onto Doddington Road. Access is via a track which 
bends sharply around the appeal site, leading to properties in very 
spacious plots at nos. 105 and 107.  The plots of nos. 105, 107 and 113, 
together with the large rear gardens of nos. 115 and 117, create a 
distinctive, open and spacious character in this particular backland area 
behind the frontage houses.  This spaciousness, which generally 
characterises the area eastwards to the edge of the village, on the north 
side of the road, differs appreciably from that of the more tightly knit 
suburban housing on St Crispin Road to the west and other roads to the 
south. 

 
6. In this context, quite different from that of no. 91 Doddington Road, a 

sizeable area of open garden would be replaced by a substantial L-
shaped building and associated hardstanding, up to or very close to three 
of the site boundaries. That, to my mind, would create an unduly cramped 
effect in this corner position, harmful to this area’s distinctive spacious 
character. Given also the need to provide for adequate visibility for 
vehicles leaving the site, there would be very little scope for effective new 
planting to soften the appearance of the built form in such close proximity 
to the access track on two frontages. 

 
7. Therefore, notwithstanding the proposed design of the building itself, the 

lower height relative to no. 105, and the limited extent to which it would be 
seen in public views, I consider the development would fail to integrate 
harmoniously into its setting. It would have a harmful visual impact, 
neither respecting nor enhancing the character of its surroundings. Thus I 
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conclude that it would conflict in this respect with CSS Policy 13 and with 
national policy guidance in PPS1 and PPS3.’ 

 
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 Documents; 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 on the following grounds: 
 

• overdevelopment of the site 
• building would be out of character with its surroundings 
• detrimental effect on the living conditions of residents in neighbouring 

properties. 
 
2. Northamptonshire County Council Highway Authority – has responded to its 

consultation with a pro forma sticker requesting that the Council refers to it 
published standards for highways advice.  Any instances of blocked gullies or 
excessive standing water on the highway should be reported by way of the 
Street Doctor service. 

 
3. Northamptonshire County Council Sustainable Urban Drainage Project Manager 

– land is suspected of being contaminated, it should be ensured that it will not 
have a negative impact on water quality.  With regards to Sustainable Urban 
Drainage (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, and as such 
is unable to provide a full consultation service at the moment.  Important to 
consider SUDS at this stage and directs the developer to the SUDS manual 
(Circa 2007) which has not yet been published, however, it is likely to reflect the 
provisions set out by Cambridge City Council. 

 
4. Environment Agency – has no comments to make on the application. 
 
5. Anglian Water Services Limited - no comment received. 
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6. Borough Council of Wellingborough Environmental Protection Service –  
 

“Please repeat our comments from the previous application as below. In addition, 
any excavations for a ground source heat pump may happen across relic 
structures associated with former gas holders and may pose a medium risk from 
contamination to ground workers. 
 
I have received a copy of the geo-environmental site assessment for the above 
site referenced 23001-01(00)RSK.  I agree with the conclusions and 
recommendations of the report.  The report highlights contamination from arsenic 
chromium and benzo(a)pyrene which require remediation and a formal validation 
report.” 

 
7. Borough Council of Wellingborough Design and Conservation Officer – no 

comment received. 
 
8. North Northamptonshire Joint Planning Unit - no comment received. 
 
9. Weston Power Distribution – no objection, but identifies that the company has an 

electricity substation near to the site and that it should be contacted by the 
developer if new buildings or alteration in ground levels take place.  The 
company goes on to say that the substation may cause noise and that any 
developer should adopt measures to ensure that acceptable noise levels are 
maintained for future residents. 

 
10. Neighbours – objections have been received from Mr Ron Wellings and the 

occupiers of 97, 105, 107, 115 Doddington Road; 2, 4, 6, 10 St. Crispin Road.  
An objection letter has also been submitted on behalf of Mr Redden and Miss 
Redden.  The objectors cite the following reasons for opposing the application: 

 
• loss of privacy, and privacy accorded by trees are not growing in the 

application site and are likely to be reduced in the near future.  Much of 
the planting is deciduous and would therefore not provide adequate 
screening during the winter 

• although the minimum back to back distance is 21m back to back, the 
proposal is back to front 

• site has been cleared of many trees and shrubs, including a row of 
confers which have recently been removed would have provided 
screening. Site will not benefit local wildlife wit the addition of a building, 
regardless of the token planting 

• alleged inaccuracy of the site plan with regards to hedge shown on the 
plans in not in the application site but belongs to a neigbouring property 

• difference in ground levels.  The St Crispin Road properties are 1.6m 
below the level of the filed road which would result in the development 
being 8m higher than the dwellings in St Crispin Road and it would be 
intrusive and have a dominating effect 

• loss of light 
• development cannot be described as a bungalow when there is first floor 

living accommodation proposed 
• development does not accord with spirit of surrounding properties 
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• the development would not be appropriate with the surrounding 
development or building lines 

• development does not accord with national and local planning policy 
because it is detrimental; to the open and spacious character of the area 

• development does not protect the very spacious character of the area 
which was recognised at appeal 

• latest application ignores Inspector’s objections 
• the development does not contribute to the creation of a sense of place; 

rather it detracts form the existing valued sense of place 
• proposed fencing is ugly and is not in keeping; suggested use of high 

hedgerows 
• detailed criticism of supposing information contained within the application 
• nearby dwellings are not constructed in red brick 
• development is two storey and does not have a lesser ridgeline than the 

properties in St Crispins Road and will be out of place 
• floor space of building is still relatively large for the size of plot, which is 

not representative of other houses and gardens in adjacent properties 
• gardens have been reclassified under Government changes to PPS 3 and 

there are many other brownfield sites available with the district which 
should be brought into residential use first before developing this 
greenfield site 

• more weight to be accorded to the character of the area when the 
application is determined 

• height of the development will allow for future inclusion of dormer windows 
which will oversee neighbouring property leading to a loss of privacy 

• reference to planning history and reason given by the Inspector for 
dismissing the appeal 

• end of St Crispin Road has been flooded several times this year due to 
new building in the vicinity 

• hardened surface on filed road has caused rainwater to flow into adjacent 
gardens. Irresponsible to approve the development when there are 
existing flooding concerns and until NCC Highways has fully assessed the 
problem 

• pile driving might cause damage to adjacent properties; other noise, 
disruption and vibration from construction 

• recognition that the position of the new access is not a matter of public 
highway safety, but the entrance to the site could be a danger to other 
users of the access road 

• loss of property value 
• disrupted view from rear upstairs window 
• concern with issues relating to contamination. Possible leaching of arsenic 

onto adjacent gardens which could poison: vegetable plot, pond life and 
elderly cat that eats grass 

 
The applicant has submitted a summary of the objections together with comments 
on the issues raised: 
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Character and setting – considers that the proposed development is now consistent 
with Core Spatial Strategy (CSS) 13 and with national guidance in the form of PPS1 
and PPS13. 
 
Living Conditions/Loss of Privacy – as per the Appeal the current proposal would not 
cause material harm to the living conditions of occupiers of neighbouring properties 
and the scheme is therefore in accord with CSS Policy 13. 
 
Flooding – localised highway flooding would not be exacerbated by the development 
and the Environment Agency has not objected to the scheme. 
 
Contaminated land – the Environmental Protection Service supports the conclusions 
of the submitted report. Comments regarding the ground source heat pump are 
acknowledged and it is now the intention to use an air source heat pump. 
 
Access – reference to response of the County Highway Authority and the scheme 
would not be detrimental to highway safety. 
 
PPS 3 and Overdevelopment – design and siting of the development are in keeping 
with and supportive of the character of the area and the proposal is in accord with 
the provisions of PPS 3. 
 

ASSESSMENT: 
The material planning considerations are: 
 
• Compliance with policy 
• Access and highway safety  
• Effect on visual amenity and character of the area 
• Effect on neighbours amenities 
• Contamination 
• Crime and disorder 
• Biodiversity 
• 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.  
 
Other more specific aspects of policy are examined below.  
 
Access and highway safety  
Policy 13 (d) of the North Northamptonshire Core Spatial Strategy says that new 
development should have a satisfactory means of access and provide for parking, 
servicing and manoeuvring in accordance with adopted standards.  Objectors have 
suggested that the private access to the site is unsafe as a reason for opposing the 
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application, but the Highway Authority has not objected or produced any evidence to 
suggest that it would be hazardous. 
 
The Inspector did not identify any highway safety concerns when determining the 
appeal and the Highway Authority has not objected to the application. 
 
Effect on neighbours’ amenities 
Policy 13 (l) of the North Northamptonshire Core Spatial Strategy states 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. 
 
With regards to the dismissed application and its likely effects on the occupiers of the 
surrounding dwellings, the salient part of the Inspector’s decision letter is reproduced 
below.  
 

‘8. Living Conditions: The appeal site is higher than the St Crispin Road 
properties which back onto the access track and, in most cases, are reasonably 
well screened by mature hedging and/or other vegetation to their rear 
boundaries. Separation distances between windows in these houses and the 
new dwelling would be well in excess of 21m (the distance given in the officers’ 
report as a suggested minimum for ‘back to back’ relationships). In this case it 
would be a ‘front to back’ relationship but I consider this less significant than the 
effect of differing levels.  To my mind, however, the separation distances would 
exceed 21m by an amount sufficient to compensate for these differences and to 
ensure adequate privacy at the neighbouring properties.  Also, given the 
orientation and size of the rear garden at no. 115 Doddington Road, I am not 
convinced that the proposal would cause unacceptable overshadowing of it. 

 
9. In summary, therefore, I conclude that the proposal would not cause material 
harm to living conditions at neighbouring properties.’ 

 
It is clear that the Inspector thought that the dismissed scheme would not materially 
harm the standard of amenity that is enjoyed by the surrounding residential occupiers.  
And it is the case the development now proposed would have less of an impact due to 
the amendments mentioned above.  The objections that have been maintained are 
noted, but it is considered that the occupation of the proposed dwelling would not 
sufficiently impinge on the amenity of the nearby neighbours to warrant recommending 
the application for refusal. 
 
Effect on visual amenity and character of the 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.  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. 
 
Upon the face of it, the general principle of residential development taking place on the 
site could be in accord with national policy and development plan policy.  However, the 
change to Planning Policy Statement 3; Housing removed domestic gardens from the 
definition of previously-developed or brownfield land, and the corresponding weight 
given to re-use of such sites should be adjusted accordingly.  Nevertheless, this change 
in guidance does not amount to a complete prohibition on the development of garden 
areas.  The proposal still has to be considered in the light of all relevant objectives and 
polices, including the continuing encouragement in Planning Policy Statement 3 (PPS 
3) to make efficient use of land.  As mentioned above, the principle of such a 
development taking place within a village such as Earls Barton generally accords with 
Policy 1 of the North Northamptonshire Core Spatial Strategy and with saved Policy G4 
in the Borough of Wellingborough Local Plan because the application site is within the 
village policy line.  However, the support in principle in PPS 3 and other development 
plan policies is subject to detailed consideration of specific proposals such as: the 
emphasis in PPS 3 regarding the importance of good design that makes places better 
for people and development plan policies which require consideration of the effect on 
the character and setting of villages have to be taken into account. 
 
The appeal Inspector cited the harmful effect the then proposed development would 
have had on the character of the area.  The crux of this determination is, therefore, 
whether the changes that have been made to the design of the building and the position 
of its footprint adequately address the issue of cramping the site which the Inspector 
deemed to be of paramount importance. 
 
The Inspector found that the closeness of the previous scheme to the boundaries of the 
site to rendered the scheme unacceptable and the changes that have been made to the 
design of the dwelling have resulted in a noticeable intervening gap between the 
northern elevation of the proposed dwelling and the site boundary, together with the 
provision of an open parking and turning area at site entrance to the private access 
road.  There are also other main changes to the proposal, mainly: a reduced footprint, 
lower ridge height and a smaller roof structure brought about the single hipped design. 
 
The comments and opinions expressed by, and on behalf, of the nearby neighbours 
who oppose the development are acknowledged.  However, it is considered that the 
number of alterations which have been included in this amended proposal overcome 
the concerns the Inspector identified with regards to how a scheme could sensitively 
deal with the need for the dwelling to respect the open character of the area.  
 
Contamination 
The site has been described by some objectors as greenfield, but historically it was 
once used as a gas works and there is an unresolved issue concerning contamination 
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caused by the former use.  The application was accompanied by a geo-environmental 
site appraisal that makes the following recommendations - 
 
• ‘There is some heavy metal and PAH contamination within the soils, although 

leaching analysis indicate it is a low risk to controlled waters.  The risk to human 
health therefore needs to be addressed and it is therefore proposed to provide a 
600mm cover of clean verified subsoil/topsoil in the future garden area.’ 

• ‘A full radon/vapour barrier will need to be incorporated into the ground floor slab 
together with a fully ventilated void.’ 

• ‘Confirmation will be required from the Environmental Health Officer and 
Environment Agency that the recommendations and conclusions given in this 
report are acceptable.’ 

• ‘The proposed residential unit will need to be placed upon a reinforced strip 
footing on vibrated ground, or if the Environment Agency are in agreement, upon a 
piled foundation.  Consideration will also need to be given to the influence of trees 
with respect to trees.’ 

 
The Environment Agency has no comment to make, but the Council’s Environmental 
Protection Service is satisfied with the content of the report together with its 
recommendations.  It is suggested that the recommendations that relates to planning, 
rather than the building regulations, could be taken forward into a planning permission 
by way of appropriate conditions. 
 
Crime and disorder 
There are no pertinent crime and order issues to be considered. 
 
Biodiversity 
The comments on behalf of objectors regarding the lack of landscaping detail in the 
application and its relationship to biodiversity are noted. It is considered, however, that 
should planning permission be granted it would be appropriate for a landscaping 
condition to be imposed on the permission which would require the submission for 
approval of a scheme that could include indigenous plant species to promote food and 
habitat. 
 
Drainage 
The Inspector did not identify any drainage concerns when determining the previous 
appeal. Anglian Water Services Ltd has been consulted with the application details, but 
it has not responded and the Environment Agency considers the site to be at low risk.  
The Northamptonshire County Council Highway Authority says that flooding in the 
highway should be reported via the Street Doctor  
 
http://www.northamptonshire.gov.uk/en/councilservices/Transport/roads/pages/report_p
roblem.aspx 
 
It is the case that if the site were to be developed the build would have to comply with 
the current Building Regulations with regards to surface water disposal, and in addition, 
a condition can be imposed that would require the area set aside for car parking within 
the site to be surfaced with permeable materials in the interests of sustainable urban 
drainage. 
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Conclusion 
There is still the need to develop land efficiently, notwithstanding the facts that there is 
no minimum density target and domestic gardens are no longer considered to be 
brownfield land.  There is also the requirement for development to respect the character 
of the area in which it is proposed. 
 
It is considered that the design of the now proposed development would not be so out 
of character with the other dwellings nearby to constitute a sound reason for 
recommending a refusal on this basis.  However, what is more finely balanced, is the 
issue regarding the need to preserve the spacious character of the area as identified by 
the Inspector and which the objectors steadfastly maintain should be protected by 
refusing the application.  
 
It is considered that the amendments which have been included in this application 
results in the scheme being acceptable because the development would respect the 
visual quality and character of the area.  The application is acceptable in all other 
respects and is, therefore, recommended for approval 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. 

3. Before 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. 

4. Before development commences details of the porous surfacing materials for 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 
porous surfacing materials. 

5. 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 outbuilding shall be erected within the 
curtilage of the dwelling (other than those expressly authorised by this 
permission) without the express planning permission of the local planning 
authority. 

6. 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 dwelling shall not be extended 
without the express planning permission of the local planning authority. 
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7. Before development commences the elevational details of the shed/cycle store 
and the bin store/recycling area shall be submitted to the local planning authority 
for approval in writing. The development shall be carried out in accord with the 
approved details. 

8. Before the development is first occupied the top 600mm cover of garden area 
associated with the dwelling shall be made up of clean verified subsoil/topsoil. 
Evidence of the non-toxic composition of the imported cover shall be submitted 
to the local planning authority and agreed in writing. 

9. 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. 

  
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 and biodiversity. 
4. In the interests of sustainable urban drainage. 
5. In order to maintain the open spacious character of the area. 
6. In order to maintain the open spacious character of the area. 
7. In the interests of visual amenity. 
8. In the interests of protecting residents from contamination. 
9. To ensure that any unforeseen contamination encountered during development 

is dealt with in an appropriate manner. 
 
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 the following drawing 
numbers received on the date shown: 
Drawing Numbers:      Date Received:  
DW-P001, DW-P002, DW-P003,  
DW-P004, DW-P005 and DW-P006  19 October 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 
 
SITE VIEWING (Date of visit Tuesday 3rd January 2012 at 10.50 a.m.) 
 
Planning Committee        04/01/2012 
 
Report of the Head of Planning and Development 
 
APPLICATION REF: 
 

WP/2011/0489/F 

PROPOSAL: 
 

Proposed two storey/single storey extensions to front. 

LOCATION: 
 

21 Bakehouse Lane, Mears Ashby, Northampton.  
NN6 0ED 
 

APPLICANT: 
 

Mr and Mrs T Hewer. 

 
The application comes before the Planning Committee and there is a request for 
a Members’ site visit from the Parish Council. 
 
 
PROPOSAL AND DESCRIPTION OF SITE:  
The development property is located within the village confines of Mears Ashby and its 
Conservation Area and is an iron stone built semi-detached property fronting the 
unclassified; Bakehouse Lane with a track that runs to the side to give access to 
dwellings to the rear.  The proposal is as above and will involve a front two storey 
extension with a front facing hipped gable end, in addition to a side extension.  
 
RELEVANT PLANNING HISTORY: 
BW/1975/0727 Replace existing porch – approved with conditions. 
 
NATIONAL AND LOCAL PLANNING POLICY: 
North Northants CSS:  13 
Wellingborough Local Plan:  G4 – Development within the Limited Development and 
Restricted Infill Villages. 
SPG:  II, IV and V  
Design SPD 
National:  PPS 1, 3 and 5 
 
SUMMARY OF REPLIES TO CONSULTATIONS/REPRESENTATIONS RECEIVED: 
1. NCC – Highways – “refer to standing advice”. 
 
2. Mears Ashby Parish Council –  
 

“The Parish Council has concerns with this planning application with reference to 
the window being built up, causing a loss of light. Concerns were also expressed 
regarding the drainage from the roof valley gutter as well as parking and access 
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issues. The Parish Council feels that a site visit would be beneficial to all 
concerned. 

  
In order for this application to be approved the Parish Council considers that it is 
imperative that permission be obtained from the owner for the alterations as 
specified in the above paragraph and that a signed legal document be produced 
for the benefit of the owner, tenant and applicant.” 

 
3. Conservation Officer - 
 

“I would like to lodge an objection to this application on the following grounds: 
 
1. This part of the conservation area is characterised by a rhythm of 
advancement and recession and it is, therefore, desirable to keep the frontage 
open in the interests of preservation of the character and appearance of the CA. 
 
2. Architecturally, the large two-storey front extension is in my view over-massed 
and sits uncomfortably with the existing vernacular fabric. 
 
3. The existing natural stone front wall to no. 21 positively contributes to the local 
character and again its covering up by the proposed extension is objectionable 
on the ground of preservation of the character and appearance of the CA.” 

 
4. Objection Letter (9 Church Street) – 
 
 “We have three concerns. 
 

1. THE MAPS AS PRESENTED ARE INACCURATE. 
The main access to our property which is directly opposite the proposed 
development across the narrow lane does not appear on either your map or the 
architect's map.  This was the reason we received no letter about the application 
and unless something is done the process of consultation will continue to work 
with inaccurate information.  Wellingborough Planning prides itself on extensive 
consultation. Accurate up to date maps are necessary. Out of date Ordnance 
Survey is not satisfactory. Reference to Land Registry was described to us as 
expensive, but there is no point in having expensive extensive consultation if 
basic facts are wrong. 
We enclose a copy of your original map with our amendments. 

 
2. IMPACT ON HIGHWAY 
Bakehouse Lane is narrow, in a Conservation Area and already intensively 
developed. There is a chronic parking problem recently exacerbated by the 
building of two 5 bedroomed houses with minimal off street parking. The lane is 
often impassable at night and Refuse Collection vehicles now have to collect at 
either end of Bakehouse Lane where the large number of wheely bins adds 
further to the access and parking problems. Access for emergency vehicles is 
not possible on many week day nights. 
In 2000 Wellingborough Planning Committee refused us permission to erect a 
garage in our front garden on Church St so we have no alternative but to garage 
and park our cars off road using the Bakehouse Lane entrance. We often have 
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difficulty turning into our property and have to reverse in by running on to the 
drive opposite. Several years ago we were told that this was trespass. If this 
drive were closed and it is not clear who owns the right of way or if indeed there 
is one, we would often not be able to manoeuvre into our drive at all. Recently 
the owners and applicants of 21 Bakehouse Lane thoughtfully removed their side 
hedge which allows them to park two vehicles off road in front of their house. We 
welcomed this as it alleviates the overall problem slightly. The proposed 
extension would remove these parking places again. If the proposal does go 
ahead some double yellow lines opposite driveways in Bakehouse Lane would 
make an improvement. We feel we should have a right to easy access in and out 
of our property by vehicle at night. 

 
3. IMPACT ON THE CHARACTER AND APPEARANCE OF THE 
CONSERVATION AREA 
The cottage as it stands is delightful and adds a great deal to the character of 
Bakehouse Lane. The extension would increase the living space but it seems a 
pity that it is at the cost of obliterating an apparently 18th century façade in 
Northampton stone complete with date stone. It would also cover a window in an 
adjoining house. 
While it is none of our business we wonder if the owner of that house has 
considered the long term consequences of losing all light on that side of their 
property. The new façade would we understand also be of Northampton stone 
but it would look modem.  If approved would Conservation Area have any 
meaning at all?  If the plans are approved we request that it is specified that the 
stone/brick wall in front of the property be retained and renovated prior to the 
extension being built. If it were removed it would encourage parking 
perpendicular to the lane which would obtrude into the lane. 
All of these disadvantages would be dispelled if the extension was built to the 
rear of the property where there is ample room.” 

 
ASSESSMENT: 
The primary issues when determining an application of this type consist of the impact 
on neighbours amenities, the local highway network and the character and appearance 
of the Conservation Area.  
 
Amenities of Neighbours 
Due to the proximity and orientation of the development to neighbouring properties 
there is unlikely to be any impacts other than to the attached neighbour no. 17 
Bakehouse Lane and specifically the impact on the first floor room as a result of a 
window being stopped up.  The room’s principal window is on to the opposite wall with 
most of the light to the room emanating from this window, although not by way of direct 
sunlight due to the proximity of a facing wall and its orientation.  At some point the 
window proposed to be stopped up has been inserted and would enjoy a modicum of 
direct sun light in the summer afternoons.  It is considered that due to the relatively 
small amount of light the window measuring 0.3m x 0.6m would give to the room and 
the very specific times of year and day direct sunlight would be enjoyed together with 
the large primary window remaining unobstructed the closing of that window is not 
detrimental to the enjoyment of the affected room.  Therefore having considered the 
impact on neighbours the development is found to be in accordance with Policy 13 of 
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the Core Strategy and the parts therein that concern themselves with loss to 
neighbour’s amenities. 
 
Character and Appearance of the area 
Policies G4 of the Local Plan supports new development within the village confines 
subject to the proposal, amongst other things, not either individually or cumulatively 
have an adverse impact on the character and setting of the village and its environs.  
Likewise policy 13 of the Core Strategy expects proposal to strengthen the distinctive 
historic townscape of villages through design.  The proposed extension is considered 
unsympathetic to the existing built fabric and would detract from the distinctive and 
pleasing local character. As stated earlier in the report, this part of the conservation 
area is characterised by a rhythm of advancement and recession and it is therefore 
desirable to keep the frontage open in the interests of preservation of the character and 
appearance of the CA. 

 
Architecturally, the proposed two-storey front extension is, in the Design and 
Conservation Officer’s views, over-massed and sits uncomfortably with the existing 
vernacular fabric.  Furthermore, the existing natural stone front wall to no. 21 positively 
contributes to the local character and its covering up by the proposed extension is 
objectionable on the ground of preservation of the character and appearance of the CA. 
In the light of the foregoing, the proposal would conflict with the relevant development 
plan policies and inconsistent with the advice in PPS 5 and the provisions in the Design 
SPD.  
 
The Committee’s attention is drawn to the provisions of section 72(1) of the Planning 
(Listed Buildings and Conservation Areas) Act 1990, which refer to the duty of the 
decision maker to pay special attention to the desirability of preserving or enhancing the 
character or appearance of conservation areas.  The proposed development fails this 
statutory test. 
 
Highway Implications  
The proposal will involve the loss of 1-2 off-road parking spaces and will retain 1; albeit 
with an unusual manoeuvre required to utilise.  The street is heavily congested with on-
street parking, even at 9.30 a.m., towards its centre although this does alleviate closer 
to the junction with Church Street due to an increased road width and a less dense 
property arrangement.  The development property is positioned where the parking 
becomes less congested and as well as the one parking space off street a vehicle can 
be parked on-street without compromising road safety and convenience, in any event 
this type of parking is normal in the street and whilst congested does appear to operate 
safely.  In the absence of a highway objection it is difficult to sustain a highway reason 
to withhold permission.      
 
Other Considerations 
The biodiversity is unaffected and the development does not result in an increased 
potential for crime and the principles of non-discrimination have been followed through-
out.  There is considered to be enough space within the site to provide sufficient 
amenity space to the proposed resultant dwelling. 
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Response to Representations 
Firstly; mention has been made of the publication of the planning application; it is 
considered that the consultation process was fully in accordance with The Town and 
Country Planning (General Development Procedure) Order 1995, Article 1.6 and 1.8 in 
providing a publicity period of 21 days and serving notice on any adjoining owners or 
occupiers.  In any event a site and press notice was also placed; therefore the 
consultation process went beyond the statutory requirement.  It is not the case that “out 
of date Ordnance Survey” was used when deciding who to consult in reverse the most 
up to date Ordnance Survey is used when consulting unfortunately these are not 
always representative of ownership and as the objector points out to discover the owner 
of every parcel of land that border a site for every application would be costly, not to 
mentioned lengthy and unnecessary given that a site notice can be placed.  The 
objectors further concerns with respect to the impact on the highway and character and 
appearance of the area is discussed above.  
 
Secondly, any issue with regard the drainage of roof surface water would be dealt with 
under building regulations and therefore not of material planning consideration.  
 
Conclusion 
Due to the detrimental harm caused to the conservation area’s visual setting as a result 
of the proposed developments design, scale and mass the application is considered 
unacceptable and inconsistent with prevailing policy and should therefore fail. 
 
RECOMMENDATION: 
Refuse. 
 
 
1. In common with other parts of the Conservation Area, the buildings in 

Bakehouse Lane are characterized by a rhythm of advancement and recession. 
Therefore, in encroaching on a significant piece of open space, the proposed 
development fails to duly preserve the character and appearance of the 
Conservation Area.  In addition, existing natural stone front wall to no. 21 which 
positively contributes to the character and appearance of the Conservation Area 
would be obscured by the proposed extension.  In the circumstances, the 
proposed development would have an adverse impact on the character and 
appearance of the Conservation Area, contrary to Policy G4 (Villages) of the 
Wellingborough Local Plan; Policy 13 (h and i) (General Sustainable 
Development Principles) of the North Northamptonshire Core Spatial Strategy 
and inconsistent with the advice in PPS5 and Design Supplementary Planning 
Document. 

 
 

POLICY G4 
 
IN THE LIMITED DEVELOPMENT AND RESTRICTED INFILL VILLAGES 
DEVELOPMENT WILL BE GRANTED PLANNING PERMISSION, SUBJECT TO 
MORE SPECIFIC POLICIES REGARDING INDIVIDUAL SITES AREAS OR 
USES, IF IT: 
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1. IS WITHIN THE VILLAGE POLICY LINES, AS DEFINED ON THE 
PROPOSALS MAP;  
 
2. WILL NOT, EITHER INDIVIDUALLY OR CUMULATIVELY WITH OTHER 
PROPOSALS, HAVE AN ADVERSE IMPACT ON THE SIZE, FORM, 
CHARACTER AND SETTING OF THE VILLAGE AND ITS ENVIRONS. 
 
LIMITED DEVELOPMENT VILLAGES ARE: 
EARLS BARTON; FINEDON AND WOLLASTON 
 
RESTRICTED INFILL VILLAGES ARE: 
BOZEAT; ECTON; GREAT DODDINGTON; GREAT HARROWDEN; 
GRENDON; HARDWICK; IRCHESTER; ISHAM; LITTLE HARROWDEN;  
LITTLE IRCHESTER; MEARS ASHBY; ORLINGBURY; SYWELL EXCLUDING  
THE OLD VILLAGE; AND WILBY 
 
Limited development and restricted infill villages are mutually distinguished in 
other policies below, notably H2 and H3 (housing) 
 
Policy 13 
 
Development should meet the needs of residents and businesses without 
compromising the ability of future generations to enjoy the same quality of life 
that the present generation aspires to.  Development should: 
 
Raise standards 
h) Be of a high standard of design, architecture and landscaping, respects 
and enhances the character of its surroundings and is in accordance with the 
Environmental Character of the area; 
 
i) 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. 
 

INFORMATIVE: 
The applicant is advised that this decision relates to the following drawing numbers 
received on the date shown: 
Drawing Number:   Date Received:  
11/H138/2   09 November 2011 
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BOROUGH COUNCIL OF WELLINGBOROUGH   AGENDA ITEM 
 
 
 
Planning Committee        04/01/2012 
 
Report of the Head of Planning and Development 
 
APPLICATION REF: 
 

WP/2011/0366/F 

PROPOSAL: 
 

Erection of a single detached dwelling - re-submission 
following withdrawn application WP/2011/0198F.  
Amended Plan.  Amended Red Line. 
 

LOCATION: 
 

Manor Farm, 7  Dychurch Lane, Bozeat, Wellingborough. 
NN29 7JP 
 

APPLICANT: 
 

Mr J Brown. 

 
NOTE: 
This application was deferred at the Planning Committee meeting on 2nd November 
2011 to allow for a revised site location plan to be submitted and re-consulted upon. 
  
Further comments have been received from: 
 
1. Northamptonshire County Council Highway Authority – has responded with a 

standard pro forma sticker. 
 
2. Environment Agency - has repeated previous flood risk advice. 
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Title± 1:1,250

Scale:

© Crown Copyright 
and database right 2011. 

Ordnance Survey 100018694.

Cities Revealed 
Aerial Photography copyright:

GetMapping PLC 1999

This map is accurate
to the scale specified

when reproduced at A4

Built Environment

Legend
WP/2011/0366/F - Manor Farm, 7 Dychurch Lane, Bozeat

WP/2011/0366/F
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2 N D   R E P O R T 

 
BOROUGH COUNCIL OF WELLINGBOROUGH   AGENDA ITEM 
 
SITE VIEWING (Date of visit Tuesday 29th November 2011 at 10.45 a.m.) 
 
Planning Committee       30/11/2011 
 
   
Report of the Head Planning and Development 
 
 
APPLICATION REF: WP/2011/0366/F 
 
PROPOSAL: Erection of a single detached dwelling - re-submission following 

withdrawn application WP/2011/0198F.  Amended Plan.  Amended 
Red Line. 

 
LOCATION: Manor Farm, 7 Dychurch Lane, Bozeat, Wellingborough. 
 
APPLICANT: Mr J Brown. 
 
 
NOTE: 
This application was deferred by the Planning Committee at its meeting on 2nd 
November 2011 to enable the site to be visited by the Site Viewing Group. 
 
A strong objection and new information which includes a map which identifies historic 
buildings, an aerial photograph, extract from submitted environmental report and a plan 
of the recently granted barn conversion has been supplied by the occupier of no. 3 
Dychurch Lane. 
A summary of the issues raised by the writer is given below. 
 

• number of subterranean water courses which have caused damage to nearby 
buildings 

• new dwelling will require protection from radon 
• the boundary wall at no. 5 Dychurch Lane is unstable. Other buildings close by 

have been demolished due to subsidence. Restoration of wall will be difficult with 
a dwelling so close and a new dwelling would aggravate problems. 

• the site has unsuitable ground.  Sub-soil is shallow and planting difficult. Site was 
is part of former ancient quarry workings, which combined with now culverted 
stream, explains why nothing has been built here before 

• relocation of stone wall is not acceptable because: it has earned its present 
position and siting irrespective of any other development simply because it was 
given a continued lease of life in 1993 when the Manor close development was 
built. The stone wall is unique and its quality will be lost in a rebuild and 
insignificant re-siting 
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• the barn conversion will contribute to the setting and will dominate the skyline 
and double its importance. Future owners, who would be interested in local 
history, should be allowed the right of decision regarding the access road 

• the applicant has an alternative site available for the dwelling at the eastern end 
of Dychurch Lane 

 
A combined feeling for this unusual planning application which has been made 
without proper surveys or consultation seems to reek of presumption and deception 
from the very beginning. 
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O R I G I N A L   R E P O R T 

 
BOROUGH COUNCIL OF WELLINGBOROUGH   AGENDA ITEM 
 
 
Planning Committee       02/11/2011 
 
   
Report of the Head Planning and Development 
 
 
APPLICATION REF: WP/2011/0366/F 
 
PROPOSAL: Erection of a single detached dwelling - re-submission following 

withdrawn application WP/2011/0198F.  Amended Plan. 
 
LOCATION: Manor Farm, 7  Dychurch Lane, Bozeat, Wellingborough. 
 
APPLICANT: Mr J Brown. 
 
 
This application is referred to the Planning Committee for determination due to 
the level of third party objection. 
  
PROPOSAL AND DESCRIPTION OF SITE: 
As described above. 
 
The application site comprises of a tarmaced access leading to Manor Farm and an 
area of land that is mainly laid to grass with a number of shrubs.  It is situated at the 
junction of Dychurch Lane and Manor Close which is a cul-de-sac of dwellings that 
comprises of more modern dwellings and a barn conversion.  Manor Close also 
provides an additional access to Manor Farm.  
 
There is a 1m high stone wall which runs across the site in a roughly north/south 
direction which adjoins a stone wall that lies at the back edge of the Dychurch Lane 
footpath by way of a gate.  The village policy line follows the line of the stone wall which 
approximately bisects the application site.  On the western boundary of the site is 
another substantial stone wall which forms the common boundary with no. 5 Dychurch 
Lane which has its own accessway between the boundary and its flank wall that leads 
up to outbuildings at the rear of that site. 
 
The landform of the site slopes down from the north to the south.  Locally there are a 
number of examples of dwellings and other buildings that are situated at the back edge 
of the footpath. 
 
RELEVANT PLANNING HISTORY: 
WP/2011/0198 Erection of a single detached dwelling – withdrawn. 
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NATIONAL GUIDANCE, DEVELOPMENT PLAN POLICY AND SUPPLEMENTARY 
PLANNING DOCUMENTS/GUIDANCE 
Regional Spatial Strategy 8 
North Northamptonshire Core Spatial Strategy (NNCSS):  Policy 1 (Strengthening the 
Network of Settlements) Policy 13 (General sustainable development principles) 14 
(Energy efficiency and sustainable construction) 15 (Sustainable housing provision) 
Borough Council of Wellingborough Local Plan: G2 (Flood protection) 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 Preservation 
Planning Policy Statement 23; Planning and Pollution Control 
Planning Policy Statement 25; Development and Flood Risk 
Planning Policy Guidance 13; Transport 
Supplementary Planning Document; Northamptonshire Minerals and Waste 
Development Framework; Development and Implantation Principles, Sustainable 
Design, Biodiversity 
Supplementary Planning Guidance:  Planning Out Crime, Parking 
 
SUMMARY OF REPLIES TO CONSULTATIONS/REPRESENTATIONS RECEIVED:  
An amended layout plan was received on 24 August 2011 in response to the first 
consultation comments lodged by the Parish Council. 

 
1. Bozeat Parish Council –  lodges the following comments and concerns: 
 

• no reference to revisions in the title block 
• site plan does not show adjoining land owned in which the applicant has an 

interest 
• windows in the LH elevation should be top hung to prevent overlooking, in 

addition to being obscure glazed 
• the boundary treatment should be conditioned to be no higher than 1.5m 
• concern with continuing infill within the village 

 
2. Northamptonshire County Council Highway Authority – has returned the 

application with a pro for a sticker which counsels this Council to seek its 
highways advice from the published works of the County Highway Authority.  The 
Highway Authority has however supplied a covering letter which sets out its 
requirements: 

 
• that the existing vehicular crossing onto Dychurch Lane must be closed and 

all highway surfaces reinstated to the specification of the County Council, and 
• a minimum clearance of 0.5m must be provided between any part of the 

building, including the canopy, and the highway boundary. 
 
3. 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 
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condition for an archaeological programme of works in accordance with the 
provisions of PPS 5 is suggested. 

 
4. Northamptonshire County Council Sustainable Urban Drainage – no comment 

received. 
 
5. Borough Council of Wellingborough Conservation and Design Officer – is content 

with the scheme, subject to a minor fenestration modification.  Suggests 
conditions requiring porch details and boundary treatment to be reserved for 
approval.  Also asks the applicant to consider installing photo voltaic solar 
panels. 

 
6. Borough Council of Wellingborough Planning Policy – no comment received. 
 
7. Borough Council of Wellingborough Environmental Protection Manager – no 

comment received. 
 

8. Borough Council of Wellingborough Landscape Officer – no comment received. 
 
9. Environment Agency – the application site sits within Flood Zone 2 and is 

therefore at risk of flooding and refers the Council to the standing advice 
contained on its website which has replaced direct consultation with the 
Environment Agency.  The Agency counsels that the applicant should follow the 
advice on its website and complete a form as part of the planning application 
submission.  Finally, the Agency states that it does not need to be consulted 
further on the application. 

 
10. Neighbours – concerns, objections and very strong objections have been 

received from the occupiers of 1, 3 and 5 Dychurch Lane and 1 Manor Close.  A 
summary of the comments, concerns and reasons cited by the objectors for 
opposing the application is given below:  
• proposal is premature because the barn conversion has yet to be 

accomplished and which is not shown on the plan 
• development is outside the village policy line 
• private roadway is in constant use and it, together with the listed stone wall 

will become more important when the barn is converted because direct 
access to Dychurch Lane is essential to keep the context of the properties 
defined in the environment 

• out of keeping with the street scene 
• overdevelopment of the Manor Farm site 
• this is the eastern boundary of the village and retains much of its open 

character now lost to all other approaches to the village 
• development would obstruct recently installed street lighting which illuminates 

rear entries 
• loss of sunlight 
• loss of view 
• proximity to boundary 
• loss of property value 
• lack of off street parking provision 
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• only reason for the application is to relieve the owner of site maintenance. 
The historic stone wall would be lost to view if the application were to be 
approved 

• open space is important to the setting of buildings of note 
• proposed landscape planning will reduce views across the site and visibility 
• proposed development is partially outside the village policy line and part of 

the stone wall will have to be demolished 
• inaccuracies in the submitted Design and Access Statement 
• plans are misleading, the site is primarily open with views across it 
• street numbering would be in total disorder, severing the historical connection 

of the site for all time 
• the Council’s Design and Conservation Officer is the best Conservation 

Officer Bozeat never had. 
 
ASSESSMENT: 
The material planning considerations are considered to be: 
 
• Compliance with policy  
• Effect on the setting of a listed building 
• Effect on visual amenity and character of the area 
• Effect on neighbours’ residential amenities 
• Flood risk 
• Highway safety 
• Archaeology  
• Crime and disorder 
• Biodiversity 
 
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, Bozeat is defined as a 
restricted infill village by saved Policy G4 and it states that development will be granted 
planning permission if it is within the policy line if the development would not have an 
adverse effect on the size, form, character and setting of the village and its environs.  
 
The principle of the development taking place within the Bozeat village policy line would 
generally accord with Policy 1 of the North Northamptonshire Core Spatial Strategy and 
with saved Policy G4 in the Borough of Wellingborough Local Plan.  However, the 
support in principle in PPS 3 and other development plan policies is subject to detailed 
consideration of specific proposals such as:  The emphasis in PPS 3 regarding the 
importance of good design that makes places better for people, development plan 
policies which require consideration of the effect on the setting of an adjacent listed 
building and character of the village, matters of highway safety and policies that require 
the effect on neighbours’ amenities to be taken into account. 
 
It has been identified that part of the application site falls outside the village policy line, 
but the greater part of the footprint of the proposed building is located within it.  The 
intended side garden area is shown as being outside of the designated area. 
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Effect on the setting of a listed building 
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.  
 
With regards to PPS5, the Government states that a listed building is a heritage asset 
and the Council should treat favourably an application that preserves those elements of 
the setting that make a positive contribution to, or better reveal the significance of the 
asset.  The Government goes on to explain that the setting is the surroundings in which 
a heritage asset is experienced. Its extent is not fixed and may change as the asset and 
its surroundings evolve.  Elements of a setting may make a positive or negative 
contribution to the significance of an asset, may affect the ability to appreciate that 
significance or may be neutral.  The PPS describes the desirability of sensitively 
reusing a heritage asset to ensure its value for this and future generations.  
 
The Council’s Design and Conservation Officer has signalled his contentment with the 
proposal.    
 
Comment has been lodged regarding the historic connection between Manor Farm to 
Dychurch Lane via the existing access road.  This historic connection is acknowledged, 
but the access road could also be seen as a sterile area of unneeded tarmac that 
contributes little to the setting of the listed building. 
 
It is considered that the proposed development will not harm the setting of the listed 
building due to the intervening distance, existence of the separating access road and 
slope of the land which will result in the proposed building sitting at a lower ground level 
than Manor Farm.  
 
Effect on visual amenity and character of the area 
Objectors have indentified the visual significance of the wall which crosses the site and 
have identified that a section of it will be lost if the development is to proceed and opine 
that the remaining part will be obscured over time.  
 
It is considered the current position of the wall is such that it does not meaningfully 
relate to the existing farm access or to Manor Close which has resulted in the site and 
the wall becoming visually and physically isolated from the primary listed farmhouse.  
However, it is suggested that the contribution the wall makes to the character of the 
area could be enhanced by attaching a condition to the consent requiring it to be 
carefully taken down and rebuilt at the back edge of the footpath at the junction of 
Dychurch Lane and extending along Manor Close.  This course of action would ensure 
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that it will be open to view from the east, thereby preserving the feature in the modern 
development context. 
 
Notwithstanding the above, it would be reasonable for future occupants of the 
development to enjoy a degree of privacy and a boundary treatment condition is 
suggested.  This would require the submission of the details for the means of enclosure 
or hedging details to augment the 1m high walling for subsequent approval, thereby 
allowing the Council to assess and control the visual impact of the screening on the 
street scene. 
 
Conditions are also recommended that would remove all the permitted development 
rights for the new dwelling to regulate future development on the site to protect the 
visual amenity of the area from any inappropriate development. 
 
Effect on neighbours’ residential amenities 
The comments of the nearby neighbours are acknowledged, and it is likely that the 
amenity of the surrounding residential occupiers will be affected by the proposal.  It is 
considered, however, that the potential amenity loss will not be sufficient to withhold the 
granting of planning permission.  This is because the new build would be sufficiently far 
enough away from the surrounding dwellings so as to not materially impinge on the 
amenity of these occupiers.  In addition, a condition which would requiring the intended 
boundary treatment for the development to be submitted for approval prior to 
development commencing is recommended to ensure that adequate standards of 
privacy are achieved.  Also in the interests of protecting privacy, a condition removing 
all permitted development rights for new windows is recommenced and the windows in 
the flank elevation that face no. 5 Dychurch Lane can be conditioned to be permanently 
obscure glazed. 
 
The controlling conditions mentioned above would also have the effect of preserving the 
amenity of the adjacent residential occupiers. 
 
Flood risk 
The applicant has submitted a Flood Risk Assessment in response to the comment 
received from the Environment Agency.  The assessment concludes that the risk of 
flooding should not increase as a result of the proposed development for the following 
reasons: 
 

• the amount of surface water runoff from the site will not increase and will outfall 
into Anglian Water sewers 

• the development will not displace flood water 
 
The Environment Agency in its previous responses stated that it did not want to be 
consulted again on the application. 
 
Highway safety 
The comments of third parties are noted, but the County Highway Authority has not 
objected to the application.  It has, however, made reference to its published advice and 
also referred to its standard that seeks to set back buildings a minimum of 0.5m from 
the edge of the highway. 
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The request from the Highway Authority for the dwellinghouse to be set back from the 
highway is acknowledged.  However, it is considered that the submitted plans illustrate 
a layout which respects the local development pattern and harmonises with the setting 
and appearance of the street scene.  It is considered therefore that the proposed 
arrangement between the building and the highway should be accorded more weight 
than the standard County Council response.  
 
Archaeology  
The comments of the Northamptonshire County Council Archaeological Advisor can be 
carried forward by way of a condition in accordance with the provisions of PPS 5.  
 
Crime and disorder 
The suggested boundary treatment condition above would require the submission of 
details for subsequent approval which would afford future residents of the development 
an acceptable standard of security. 
 
It is considered that there are no other pertinent crime and disorder issues relevant to 
the determination of this application. 
 
Biodiversity 
A landscaping condition is recommended which could result in the planting of native 
plant species that would provide habitat and food for indigenous specious of fauna. 
 
Conclusion 
It is considered that the breach of the policy line in this instance is not seen as a 
sufficiently strong enough reason for recommending the application for refusal.  This is 
because when the other material factors pertaining to the determination of the 
application have been taken into account and accorded appropriate weight it has 
resulted in the application being 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. 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. 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. Development shall be carried 
out in accordance with the approved details. 

4. Other than expressly authorised by condition no. 3 above and 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 screens, fences, gates or walls shall be erected 
within the curtilage of the dwellinghouse without the express planning permission 
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of the local planning authority. 
5. Before development commences details of the relocated position of the wall 

which bisects the 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. In connection with condition no. 5 above, the stone wall which bisects the site 
shall be carefully taken down and rebuilt in the agreed location to the satisfaction 
of the local planning authority before the dwellinghouse is occupied. 

7. In connection with condition nos. 5 and 6 above, representative samples of any 
new stone shall be submitted to and approved in writing by the local planning 
authority. The development shall be carried out using the approved materials. 

8. Before development commences the intended finished floor level details of the 
approved dwellinghouse in relation to the existing and proposed ground levels of 
the application 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. 

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 dwellinghouse shall not be 
extended or altered (including window insertions above ground floor level) 
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) no outbuildings shall be erected within the 
curtilage of the approved dwellinghouse without the express planning permission 
of the local planning authority. 

11. Before development is commenced a landscape scheme shall be submitted to 
and approved in writing by the local planning authority. 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. 

12. 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. 

13. Before development commences details of the intended opening mechanism and 
obscure glazing for the first floor windows in the west elevation shall be 
submitted to the local planning authority for approval in writing. The development 
shall be carried out in accord with the approved details and maintained 
thereafter. 

14. Before the dwellinghouse is occupied the existing vehicular crossing onto 
Dychurch Lane shall be closed and all highway surfaces reinstated to the 
specification of Northamptonshire County Council. 

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

Purchase Act 2004. 
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2. In the interests of visual amenity. 
3. In the interests of security, visual amenity and privacy. 
4. In the interests of visual amenity. 
5. In the interests of visual amenity. 
6. In the interests of visual amenity. 
7. In the interests of visual amenity. 
8. In the interests of visual amenity. 
9. In the interests of protecting the visual amenity of the area and the amenities of 

adjacent residential occupiers. 
10. In the interests of protecting the visual amenity of the area and the amenities of 

adjacent residential occupiers. 
11. In the interests of visual amenity and biodiversity. 
12. To ensure that features of archaeological interest are properly examined and 

recorded, in accordance with PPS5 Policy HE.12. 
13. In the interests of privacy. 
14. In the interests of highway safety. 
 
INFORMATIVE/S: 
1. Pursuant to Section 38(6) of the Planning and Compulsory Purchase Act 2004, 

the proposed development contravenes some policies in the development plan, 
but there are mitigating circumstances and material considerations, which in this 
instance are given greater weight than the development plan policies and as 
such, the proposed development, is on balance, considered acceptable and 
approved. The policies that have been considered in determining this application 
specifically include: 
Regional Spatial Strategy 8 
North Northamptonshire Core Spatial Strategy (NNCSS):  Policy 1 
(Strengthening the Network of Settlements) Policy 13 (General sustainable 
development principles) 14 (Energy efficiency and sustainable construction) 15 
(Sustainable housing provision) 
Borough Council of Wellingborough Local Plan: G2 (Flood protection) 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 Number:    Date Received: 
RF-11-1426A   24 August 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        04/01/2012 
 
Report of the Head of Planning and Development 
 
APPLICATION REF: 
 

WP/2011/0415/FCOU 

PROPOSAL: 
 

Change of use from A2 to A5. 

LOCATION: 
 

87a Wellingborough Road, Finedon, Wellingborough.  
NN9 5LG 
 

APPLICANT: 
 

Mr S Rahman. 

 
This application is referred to the Planning Committee for determination because 
of the level of third party objection and a request for a Site Viewing from the 
Parish Council. 
 
 
PROPOSAL AND DESCRIPTION OF SITE: 
As described above. 
 
The site is located on the southern side of the Wellingborough Road and approximately 
20m to the west of the junction with Milner Road, and is within the village policy line.  
The property is a ground floor unit, currently vacant with A2 (office) use and is also 
subject to a planning application (reference WP/2011/0482/F) for the rebuilding of 
kitchen/toilet facility to rear of shop premises, which is currently undetermined.  Whilst it 
could be described as a single planning unit, it is a ground floor unit that is part and 
parcel of two storey property which has been subdivided into discrete planning units for 
a range of uses consisting of A1 (shops), A2 (offices) and C3 (residential) over several 
years.  It also forms part of a concentrated mixed commercial use cluster of properties 
from nos. 91 Wellingborough Road (A5 -Hot food take away) to the west to no. 83 
Wellingborough Road (A1 – convenience retail store) to the east.  Located to the rear of 
the property, at no. 6a Milner Road is a funeral directors (A1 use) business.  There are 
also residential units above some of the commercial units along this row of properties. 
 
The area within which the application site sits (approximately in a radius of 80m) is 
surrounded by residential properties, with homes located opposite, to the west and east 
and also extensively to the rear along Milner Road. 
 
With regards to on street parking restrictions there are double yellow lines along the 
southern side of Wellingborough Road which stretch from no. 91 to no.73 
Wellingborough.  These double yellow lines also extend some 20m from the 
Wellingborough Road into Milner Road along both sides of the carriageway.  In addition 
to these visible parking restrictions, there is a traffic light controlled crossing 
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immediately due west of the application site.  Whilst, there is car parking to the rear of 
the premises, only ONE space is allocated to 87a Wellingborough Road, which would 
logically, not be available for customers visiting the premises.    
 
Permission is being sought for a change of use from A2 (office) to A5 (hot food take-
away), with the proposed hours of opening being:  11:00hrs to 23:00hrs (Monday to 
Friday), 11:00hrs to 24:00hrs (Saturday) and 02:00hrs to 10:00hrs (Sunday/Bank 
Holidays).  The proposal includes an external ventilation/extraction flue to be located on 
the property’s rear (southern) elevation facing the residential properties along Milner 
Road.  Full specification details of the external/internal ventilation/extraction system 
were requested from the applicant, at the bequest of this Council’s Environmental 
Protection department for consideration. 
 
RELEVANT PLANNING HISTORY: 
WP/1992/0318 Conversion of dwellinghouse to 5 bed/sitting room, kitchen, 

communal dining room, bathroom, toilet, creation of car parking 
area (off road).   Pitched roof to existing single storey extension – 
approved with conditions. 

WP/1996/0054 Conversion of ground floor of house to a shop – approved with 
conditions. 

WP/1997/0013 Illuminated fascia sign – approved with conditions. 
WP/1997/0014 Change of use from A1 to A2 and provision of off road parking – 
   approved with conditions. 
WP/1999/0011 Change of use from first floor residential flat to office 

accommodation – approved with conditions. 
WP/1999/0406 Erection of radio aerial for taxi operation – withdrawn. 
WP/2008/0235 To fix security steel shutters to shop front and doorway with vision 

panels - approved. 
WP/2011/0482 Rebuilding of kitchen/toilet facility to rear of shop premises (existing 

in very poor condition) – pending. 
 
NATIONAL GUIDANCE, DEVELOPMENT PLAN POLICY AND SUPPLEMENTARY 
PLANNING DOCUMENTS/GUIDANCE: 
Regional Spatial Strategy 8 
 
North Northamptonshire Core Spatial Strategy:- 

Policy 1 (Strengthening the network of Settlements) 
Policy 8 (Delivering economic prosperity) 
Policy 11 (Distribution of jobs) 
Policy 13 (General sustainable development principles) 
Policy14 (Energy efficiency and sustainable construction) 

 
Planning Policy Statement 1; Delivering Sustainable Development 
Planning Policy Statement 4; Planning for Sustainable Economic Growth 
Planning Policy Statement 7; Sustainable Development in Rural Areas 
Planning Policy Guidance 13; Transport 
Planning Policy Statement 23; Planning and Pollution Control 
Planning Policy Guidance 24; Planning and Noise 
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Borough of Wellingborough Local Plan – G4 (Development in Limited Development 
Villages) 
 
Supplementary Planning Document:- 

Sustainable Design 
Biodiversity 
Supplementary Planning Guidance:- 
Planning Out Crime 
Parking 

 
SUMMARY OF REPLIES TO CONSULTATIONS/REPRESENTATIONS RECEIVED: 
1. Northamptonshire County Council Highway Authority – originally returned the 

application with a pro forma sticker which advises this Council to seek its 
highway advice from the County Council’s published standards. 

 
 Following further consultations and being pressed for a view with regard to 

parking and highway safety, NCC Highways responded:- 
 
 “In view of the present controls on parking and the existence of adequate 

pedestrian crossing facilities, I do not consider that the proposal will lead to 
increased highway safety concerns.  It is anticipated that any infringements of 
the existing restrictions can be addressed by enforcement procedures.” 

 
 “Provided it [the bin] is placed on the forecourt and forms no obstruction to the 

public highway no objection will be raised to the provision of a litter bin to serve 
the proposed use.  It is not considered appropriate for a litter bin to be placed on 
the highway at this location. 

 
 The forecourt does not comprise highway maintainable at the public expense.  

From the submitted plan the red edged area would seem to indicate that the 
forecourt is owned by the applicant.” 

 
2. Finedon Parish Council – Parish Councillors have requested a site viewing as 

they have concerns about traffic and parking being an issue and the nuisance 
it could cause to the people living in the area. 

 
3. Borough Council of Wellingborough Environmental Protection –  
 
 Following several requests by Environmental Protection (EP) for the applicant to 

submit sufficient details, to the satisfaction of EP, concerning the extraction flue 
system, they have concluded: 

  
“No detailed plans were provided of the site of the external flue, which 
prevents determination that the odour will be sufficiently dispersed in 
line with the DEFRA Guidance on Control of Odour and Noise from 
Commercial Kitchen Exhaust Systems.  The noise of the fan noted as 
74dba at 3m is excessive for the mixed residential and retail location and 
would be likely to give rise to complaints. 
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 There is also no mention of the operating times for the extraction system 
or maintenance programme. 

  
 Therefore without this information the Council would be unable to 

assess the application sufficiently.” 
 
 “There have been 3 odour complaints in 2007 in relation to the properties you 

requested 83 - 91 Wellingborough Road, Finedon, but no further complaints 
have been lodged with the Council since then.” 

  
4. Borough Council of Wellingborough Environmental Health Manager – applicant 

was advised that a lobby will be required between the WC and the food 
preparation area/store room if the application is successful.  If provided then no 
objection is raised. 

 
5.  Northamptonshire Police Crime Prevention Design Advisor – 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.  

 
 Informatives: 
 
 The recessed doorway to number 87 may become a shelter/rubbish collection 

area.  
 
 I would like to advise that one of the seven strands of ASB (anti social behaviour) 

recognised at the Home Office and within the environmental ASB type is 
3,'Rubbish or litter lying around'.  I would therefore with such a proposed 
application, if not already identified by ENC Environmental Dept that you 
consider placing a condition on any approval that the proprietor of the premise 
funds the installation of appropriately placed public litter bin and that the 
proprietor must take some liability to clear any associated litter lying around in 
the immediate vicinity. 

 
 Thank you for giving me the opportunity to comment on this application it goes a 

long way to show that community safety will be taken in to account and that the 
planning department recognise that anti-social behaviour and crime is not only a 
police issue but a partnership responsibility. 

 
6. Borough Council of Wellingborough Amenity Services –  
 
 “Unfortunately, we are unable to confirm whether there have been any recorded 

complaints or reports of litter in Wellingborough Road, Finedon.  As far as I am 
aware, there is no requirement for a licence to install a litter bin on the private 
frontage of the proposed take-away premises.  The applicant could consider a 
permanent ground-fixed bin or a portable bin that could be left outside during 
opening hours.” 
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7.  Neighbours and third parties - objections have been received from the 

occupiers of:  8 Milner Road, 89 and 91 Wellingborough Road.  The objectors 
cite the following reasons for opposing the application: 

 
• Existing litter, smell, car parking and noise issues in the area will 

increase 
• There is a need for new business in the area 
• My trade (take-away) will be affected 
• It could seriously put me out of business 
• Parking outside the property 

 
ASSESSMENT: 
Material planning considerations: 
 
• Compliance with Policy 
• Effect on residential amenity 
• Highway safety 
• Crime and disorder 
• Biodiversity 
• Other issues 
 
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 Council of Wellingborough Local Plan, Finedon is defined 
as a limited development village by saved Policy G4 and it states that development will 
be granted planning permission if it is within the policy line if the development would not 
have an adverse effect on the size, form, character and setting of the village and its 
environs. 
 
The principle of the development taking place within the Finedon village policy line 
would generally accord with Policy 1 of the North Northamptonshire Core Spatial 
Strategy and with saved Policy G4 in the Borough Council of Wellingborough Local 
Plan.  However, the support in principle for development found in PPSs’ 1, 4 and 7 and 
other development plan policies is subject to detailed consideration of site specific 
matters such as noise and odour.  However, as found in PPG 24, it should be 
remembered that the sound level within a residential building is not the only 
consideration:  Most residents will also expect a reasonable degree of peaceful 
enjoyment of their gardens and adjacent amenity areas.  Furthermore, Policy 13 of the 
Northamptonshire Core Spatial Strategy states that development should not result in an 
unacceptable impact on the amenities of neighbouring properties or the wider area, by 
reason of noise, smell or other pollution. 
 
Effect on residential amenity 
The North Northamptonshire Core Spatial Strategy Policy 13 (l) says that proposed 
development should not result in an unacceptable impact on the amenities of 

- 60 -



neighbouring properties or the wider area, by reason of noise, vibration, smell, light or 
other pollution, loss of light or overlooking. 
 
Noise Disturbance 
Government advice regarding development that could have the potential for producing 
noise is found in Planning Policy Guidance (PPG) 24; Planning and Noise.  The PPG 
sets out some general principles with regards to development and noise sensitive uses, 
in this case the nearby dwellings that could be unduly affected are perceived to be 
those to the rear of the development site situated on Milner and Cromer Road, and it 
counsels that local planning authorities should consider whether it is practicable to 
control or reduce noise levels, or to mitigate the impact of noise, through the use of 
conditions or planning obligations.  
 
The PPG recognises that there will also be circumstances when it is acceptable to allow 
noise generating activities on land near or adjoining a noise-sensitive development. And 
in such cases, it suggests that local planning authorities should consider the use of 
conditions or planning obligations to safeguard local amenity.  The PPG also suggests 
that care should be taken to keep the noisiest activities away from the boundary or to 
provide for measures to reduce the impact of noise.  Authorities should also take into 
account the fact that the background noise level in some parts of suburban areas is 
very low, and the introduction of noisy activities into such areas may be especially 
disruptive. 
 
Also, it should be remembered that the sound level within a residential building is not 
the only consideration; most residents will also expect a reasonable degree of peaceful 
enjoyment of their gardens and adjacent amenity areas. 
 
The PPG does go on to offer advice on specific noisy uses such as fast food 
restaurants and public houses which pose particular difficulties, because their 
associated activities are often at their peak in the evening and late at night.  Local 
planning authorities will wish to bear in mind not only the noise that is generated within 
the premises but also the attendant problems of noise that may be made by customers 
in the vicinity.  The disturbance that can be caused by traffic and associated car parking 
should not be underestimated. 
 
Nearby third parties have objected on the basis that there is a perceived local existing 
noise problem which will be exacerbated should the proposed development be allowed.  
Notably, the Council’s Environmental Protection Manager was asked to provide 
evidence of any complaints of noise that have been received regarding the operation of 
the existing take-away at no. 91 Wellingborough Road.  However, the Health Protection 
Manager was unable to respond with any evidence.  It should be noted that planning 
permission (reference number: WP/2009/0164/RVC) was sought by the take-away 
trader at no. 91 Wellingborough Road to extend their opening/trading hours to include 
Sundays.  This application was refused and subsequently dismissed at appeal (appeal 
ref: APP/H2835/A/10/2120021).  The Inspector held the view that the additional take-
away Sunday opening hours would generate additional noise and disturbance to the 
detriment of the amenities of local residents as the area is likely to be much quieter on 
Sundays as other business premises appear to be closed on a Sunday.  The Inspector 
noted that the occupiers of nearby houses might normally expect to be able to relax in 
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their gardens on a Sunday and trading on a Sunday would significantly reduce the 
enjoyment of their private outdoor amenity space. 
 
This current take-away proposal includes opening hours on a Sunday and Bank 
Holidays.  In light of what the Inspector concluded in his appeal decision for the existing 
fish and chip shop, it would not be unreasonable to conclude here that the argument for 
protecting the amenities of nearby residents on Sundays still holds true and, 
furthermore, their amenities would be further harmed by this proposal during the 
weekdays Monday to Friday, and also on Saturdays, as they would be experiencing the 
cumulative affect of noise from two take-away operations.  The disturbance and noise 
associated with the additional coming and going and the parking of cars and slamming 
of car doors associated with this proposal is also opined to be a cumulative factor in 
determining that local residents may experience a diminution in their levels of 
enjoyment of their private outdoor amenity space. 
 
The objections from the local third parties represent local evidence that there are issues 
regarding the operation of the existing take-away that seemingly impinge of their 
standard of amenity and it is not known why these complaints have not been reported 
to the Council’s Health Protection Service.  It can be seen that the existing operation 
clearly has a harmful effect on the residential occupiers who live close to the premises 
and the introduction of an additional operation could be reasonably concluded to only 
worsen this locally perceived effect. 
 
It should be identified that the Council has statutory powers under the Environmental 
Protection Act 1990, as amended, to serve abatement notices where the noise emitted 
from any premises constitutes a statutory nuisance. 
 
Fumes/Smells 
With regards to smell, objections to the scheme have been received which express the 
locally held view that the existing fish and chip shop is creating an amenity disturbance.  
An additional hot food take-away serving ‘Indian’ food is perceived locally to further 
increase this problem to compound the level of amenity harm.  As noted in the 
Inspector’s appeal decision (quoted above), and collaborated by this Council’s 
Environmental Protection department, there have been 3 odour complaints in 2007 in 
relation to the properties (83 - 91 Wellingborough Road, Finedon), but no further 
complaints have been lodged with the Council since then.  Why people have not 
chosen to report any further complaints to the Council’s Environmental Protection 
department is not known. 
 
Government advice relating smell can be found in PPS 23; Planning and Pollution 
Control and it states that: 
 

‘The planning system should focus on whether the development itself is an 
acceptable use of the land, and the impacts of those uses, rather than the control 
of processes or emissions themselves. 

 
Planning authorities should work on the assumption that the relevant pollution 
control regime will be properly applied and enforced.  They should act to 
complement but not seek to duplicate it.’ 
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However, the PPS does recognise that close co-ordination between planning authorities 
and pollution control regulators is essential to meet the common objective that where 
development takes place, it is sustainable. 
 
The applicant was requested on several occasions to submit full details of filtration and 
extractor systems designed to minimise odours produced.  However, on inspection of 
the details received from the applicant, this Council’s Environmental Protection 
department have taken the view that they are insufficient for them to assess the 
application sufficiently. 
 
An extractor flue is to be located on the rear elevation of the property which faces out 
towards the gardens of residential properties lining Milner Road.  According to the 
objections received from the nearby third parties there appears to be a local view that 
there is an odour nuisance emanating from the existing fish and chip shop.  As 
commented on in the Inspector’s appeal decision notice concerning the fish and chip 
shop, the rear gardens of the houses in close proximity to the take-away are most likely 
to be affected.  A similar argument is put forward in relation to this application and it 
should be noted that the affect would be cumulatively worsened from what is currently 
experienced by virtue of the fact that there would be two take-aways rather than one.  
This affect would be opined to be further compounded by the fact that the hot food take-
away is proposed to be in operation 7-days a-week.  Whilst it is accepted that modern 
and properly maintained/operated extraction and filtration systems can significantly 
reduce odour emanating from hot food take-away, there is insufficient evidence [as 
indicated in this Council’s Environmental Protection department’s response] that such 
odours could be completely eliminated.  Bearing in-mind that the Inspector held that 
additional Sunday opening hours for the fish and chip shop would likely result in odours 
being detected by the occupiers of nearby houses on days when they would normally 
expect to be able to relax in their gardens, then an additional take-away business in 
operation would, it is opined, significantly reduce the enjoyment of the occupiers’ private 
outdoor amenity space. 
 
It should be identified that the Council has statutory powers under the Environmental 
Protection Act 1990, as amended, to serve abatement notices where the odours 
emitted from any premises constitutes a statutory nuisance. 
 
Litter 
Objections have been received concerning a locally perceived view that there is an 
existing litter problem associated with the existing take-away, and that an additional 
take-away would compound this problem.  On consultation with internal Council 
departments, there appear to be no complaints lodged regarding litter.  At the time the 
case officer conducted a site visit during working hours on a working day, no significant 
litter was perceived to be causing a nuisance in the vicinity of the premises.  Why local 
businesses and residents have not chosen to report litter issues to the Council is not 
known. 
 
In response to the consultation responses and objections received regarding littering 
the applicant has indicated that his client:-  
 

“…would be more than happy to consult with the proprietor of the premise to 
fund the installation of appropriately placed public litter bin and that the proprietor 
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to take some liability to clear any associated litter lying around in the immediate 
vicinity.  This can either be a permanent ground-fixed bin or a portable bin that 
could be left outside during opening times.  If the landlord cannot fund this 
installation, then the client is willing to fund this.” 

  
Both the Highways Authority and this Council’s Amenity Services department have 
indicated that they would not have any objection to a bin being installed. 
 
It should be noted that under the provisions of the Environment Protection Act 1990 the 
Borough Council of Wellingborough is empowered to serve a Street Litter Control 
Notice on a take-away operation that does not maintain a duty of care with regards to 
littering and the local environment. 
 
It is considered that to double the number of hot food take-away businesses in this 
immediate locality would result in an unreasonable and harmful effect upon the 
standard of residential amenity of nearby occupiers and the application is therefore 
considered to be contrary to Policy 13 (l) of the North Northamptonshire Core Spatial 
Strategy. 
 
Highways safety 
Policy 13 (d) of the North Northamptonshire Core Spatial Strategy says that new 
development should provide for parking, servicing and manoeuvring in accordance with 
adopted standards.  Policy 13 (n) reinforces the requirement for development not to 
cause a danger to highway safety by stating that development should not have an 
adverse impact on the highway network and will not prejudice highway safety.   
 
The comments from local residents and the Parish Council are acknowledged, but no 
objection has been received from Northamptonshire County Highway Authority; it has 
returned the application with a pro forma sticker which counsels that advice be sought 
from its published highway standards. 
 
It is considered that the comments regarding unauthorised parking is an enforcement 
issue because parking on yellow lines and footpaths are offences under paragraphs 
213 and 218 respectively of The Highway Code and it is incumbent for 
Northamptonshire County Council as the parking authority to enforce against the 
alleged 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.  It is not known whether the Parish Council or 
concerned residents have contacted Northamptonshire County Council to request the 
issue of fixed penalty notices to drivers who may be flouting the parking regulations. 
 
Notwithstanding the no objection stance taken by Northamptonshire County Highway 
Authority, due to the existence of restricted parking controls, proximity to a controlled 
pedestrian crossing, proximity to a road junction and the level of third party objections 
pertaining to unlawful parking in the local vicinity, then it is opined that the development 
would have an adverse impact upon the highway network and would prejudice highway 
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safety.  Accordingly, the application is opined to be contrary to Policy 13 (d and n) of the 
North Northamptonshire Core Spatial Strategy. 
 
Crime and disorder 
Policy 13 (b) of the North Northamptonshire Core Spatial Strategy says that proposals 
should seek to design out antisocial behaviour, crime and reduce the fear of crime by 
applying the principles of the “Secured by Design scheme”. 
 
The thrust of the above policy is acknowledged, but it is considered that there is nothing 
specific in the Secured By Design Scheme that can be brought to this application 
proposal. 
 
With regards to PPS 1 it suggests that planning authorities should prepare robust 
policies which create safe and accessible environments where crime and disorder or 
fear of crime does not undermine quality of life or community cohesion. 
 
With regards to the Planning Out Crime Supplementary Planning Guidance, paragraph 
9.2 refers to crime hotspots and it is reproduced below for ease of reference: 
 

‘Town centres can provide a concentration for leisure and entertainment facilities 
such as pubs, clubs, restaurants and theatres which increase activity on the 
streets, particularly in the evening and weekends, and therefore enhance natural 
surveillance.  However, these premises, as well as other uses such as fast food 
takeaways, will attract a gathering of people and can be "hot spots" for crime and 
disorder, particularly at night. 

 
Local planning authorities should seek the advice of Northamptonshire Police 
when considering applications for fast food takeaways, leisure and entertainment 
uses, including change of use, whether in town centres, villages, local centres or 
stand alone facilities.  Planning permission for new development or change of 
use should take into account the local context and potential for crime and 
disorder, particularly when uses may lead to a rise in antisocial behaviour.’ 

 
The Police have been unable to confirm whether they have a record of reported 
incidents in the area, but have not opposed to the application. 
 
Notwithstanding the no objection from the Police, it is not possible to readily identify that 
there is an issue with regards anti-social behaviour in the immediate area of the existing 
take-away, and so to make inferences that this proposed take-away would indirectly 
attribute to more anti-social behaviour.  It is considered therefore that it would be 
unwise to recommend the application for refusal, on the basis that the scheme that 
could result in a foreseeable increase in the level of anti-social behaviour taking place 
as a direct result of the application being approved.  
 
Biodiversity 
With reference to the SPD on Biodiversity, no biodiversity impacts have been indentified 
with this proposal. 
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Other issues 
Competition 
Local businesses have objected to this development as it would impact upon their 
business and take trade away from them.  Under the free-market conditions of the UK, 
the Coalition Government’s perceived policy is that competition amongst private sector 
businesses is to be encouraged as it would foster economic growth and lead to 
consumer benefits such as cheaper prices for goods and services and better choice.  
However, the impact of competition on established businesses is not a material 
planning matter. 
 
Non-discrimination 
The principles of non-discrimination have been followed through-out. 
 
RECOMMENDATION: 
Refuse for the following reasons: 
 
 
1. In the absence of sufficient information being provided to demonstrate that the 

filtration and extractor systems will adequately control noise and odours 
emanating from the premises so as to protect the residential amenity of nearby 
occupiers, the proposal is conflicts with Policy 13 (l) (General Sustainable 
Development Principles) of the North Northamptonshire Core Spatial Strategy 
and inconsistent with the provisions provided in PPS23 and PPG24, in particular 
Annex 2. 
The proposal is as contrary to Policy 13 (l) North Northamptonshire Core Spatial 
Strategy Policy because it would result in further detriment to the existing 
standard of amenity of nearby residential neighbours by way of unacceptable 
levels of noise, disturbance and smell. 

2. Due to the anticipated demand for on street parking, for vehicles associated with 
customers visiting the premises to purchase goods and make orders, in the 
immediate vicinity of the premises then there is the potential for an adverse 
impact upon the highway network and highway safety as the area immediately 
outside the premises has restricted parking controls and there is no onsite 
parking provision for customer vehicles; therefore, the proposed development is 
in conflict with Policy 13 (d and n) (General Sustainable Development Principles) 
of the North Northamptonshire Core Spatial Strategy. 

 
 

Policy 13 
 
Development should meet the needs of residents and businesses without 
compromising the ability of future generations to enjoy the same quality of life 
that the present generation aspires to.  Development should: 
 
Meet needs 
d) Have a satisfactory means of access and provide for parking, servicing 
and manoeuvring in accordance with adopted standards; 
 
Protect assets 
l) Not result in an unacceptable impact on the amenities of neighbouring 
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properties or the wider area, by reason of noise, vibration, smell, light or other 
pollution, loss of light or overlooking; 
n) Not have an adverse impact on the highway network and will not prejudice 
highway safety. 
 

INFORMATIVE: 
The applicant is advised that this decision relates to the following drawing numbers 
received on the date shown:  
Drawing Number:   Date Received: 
A066-1a    3rd October 2011 
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BOROUGH COUNCIL OF WELLINGBOROUGH   AGENDA ITEM 
 
 
 
Planning Committee        04/01/2012 
 
Report of the Head of Planning and Development 
 
APPLICATION REF: 
 

WP/2011/0430/F 

PROPOSAL: 
 

Demolish an existing vacant factory unit (B2) and build 6 
new two bedroom semi-detached dwellings (C3) - 
Amended highway and parking arrangements. 
 

LOCATION: 
 

Electrosite (UK) Limited Easton Lane, Bozeat, 
Wellingborough.  NN29 7NN 
 

APPLICANT: 
 

Mr B Dennison. 

 
The application come before the Planning Committee for determination due to an 
objection by the Parish Council.   
 
 
DESCRIPTION OF SITE AND PROPOSAL: 
The premise has until recently been operating as an industrial factory building located 
within the village of Bozeat confines towards its north-western edge fronting Easton 
Lane.  The proposal is to demolish the factory and to construct 6 dwellings in its place 
comprising of 3 banks of semi-detached houses 3 storey in nature with pitched dormer 
windows to the front elevation and rooflights to the rear.  The scheme will also involve 
the utilisation of an area of outside storage opposite to create 9 parking spaces and 
some minor highway remodelling is proposed.  
 
RELEVANT PLANNING HISTORY:  
WR/1970/0245 Private car park – approved with conditions. 
 
NATIONAL AND LOCAL PLANNING POLICY: 
North Northants CSS:  13 and 14 
Borough of Wellingborough Local Plan - G4 
Supplementary Planning Guidance – Parking, Planning Out Crime and Design SPD  
Planning Policy Statement 1; Delivering Sustainable Development 
Planning Policy Guidance 3; Housing 
Planning Policy Statement 7; Sustainable Development in Rural Areas 
Planning Policy Guidance 13; Transport 
Planning Policy Guidance 15; Planning and the Historic Environment 
Planning Policy Statement 23; Planning and Pollution Control 
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SUMMARY OF REPLIES TO CONSULTATIONS/REPRESENTATIONS RECEIVED:  
1. Environmental Protection Department - 
 

“The ERA advises further action given the previous use of the factory.  I would 
recommend further risk assessment is carried out and I would advise a condition 
to be included with any approval requiring this matter to be further investigated” 

 
2. Environment Agency - as described below in conditions 9 and 10 and the latter 

informative.  
 
3. Conservation Officer - 
 

“…even though the dormers have been reduced in size on the revision, I still feel 
they are elevationally "top-heavy". An amendment to flat-roofed (with 
conventional rectangular windows) would solve the problem. Also I think the 
porch canopies ought to be flat-roofed as well. 
 
This could presumably be reserved by Condition.” 

 
4. NCC – Highways – 
 
 “Subject to the number of spaces meeting with your approval no objection is 

raised to the provision of dedicated parking accommodation for the development 
at the location indicated.  As it will comprise a shared driveway the access to the 
parking area must be widened to 4.5m.  As it is situated within the public 
highway the driveway must be widened, the vehicular crossing suitably extended 
and all highway surfaces affected by the works reinstated in accordance with the 
specification of Northamptonshire County Council subject to an appropriate 
agreement or licence.  

 
The drawings provide no information as to how the applicant intends to make 
good the area comprising highway maintainable at the public expense over the 
frontage the application site.  It is considered appropriate that planning approval 
should be granted subject to a condition requiring the applicant to carry out the 
following works:-  
 
1 The continuation of kerbing and a footway, no less than 1.5m wide, over the 
frontage of the site.  
 
2 The paving of the remainder of the area of highway, as hatched on the 
attached plan, in approved materials to deter parking.  As an alternative, subject 
to following the appropriate procedures, consideration might be given to the 
extinguishment of highway rights over the area hatched on the plan and 
incorporating it into the application site. 

 
3 The provision of pedestrian railing to safeguard pedestrians emerging from the 
pedestrian way adjoining the site.  

 
4 The provision of an informal pedestrian crossing with tactile paving to assist 
less able persons to cross to the proposed parking area across Easton Lane.  
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No works within the existing public highway may commence without the express 
written permission of the Highway Authority.  This planning permission does not 
give or infer such permission. The Highway Authority will only give consent to the 
commencement of works subject to the completion of an Agreement under 
Section 278 of the Highways Act 1980.  

 
An extract from the application plan is attached to illustrate the way in which the 
suggested works could be laid out but it will be the responsibility of the applicant 
to submit technical details to satisfy the condition.” 

 
5. NCC – Archaeological Advisor – “no objection”. 
 
6. Police - 
 

“Northamptonshire Police has no formal objection to the planning application in 
its present form other than to suggest that the following informatives 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.  

 
Dwelling: 

 
• All Entry/Exit doors to the houses 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.  

• The Dwelling that boarders the alleyway: Side fence should be 1.8m in height 
with 300mm of trellis, the fence should continue to from the side elevation to 
the front elevation.  

 
Car Parking: 

 
I do have some concerns with reference to the car parking being away from the 
dwellings. It is unclear as to how the car park is going to be fenced and if the 
existing wall and gate is going to remain. It would be preferable for this area to 
be enclosed with a fence and gate that allows direct surveillance from the 
dwellings otherwise potential offenders will be able to take their time to break in 
and search vehicles.”  

 
7. Parish Council - 
 

“...the working group within the Parish Council have discussed and considered 
further the application with the following points: 

 
1. We are disappointed that this development would remove one of the few 

remaining employment sites from the village.  We are not aware of any 
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attempt to market the site for business use as we would have expected 
before an application for change of use was made. 

 
2. The density of the proposal we feel is an over development of the site, 

and that of the adjacent properties nos. 21, 23 & 25 easton Lane, would 
be more appropriate. 

 
3. We are very concerned about the impact that this proposal would have on 

the neighbouring single and two storey properties.  It is likely that these 3 
storey buildings could appear particularly overbearing to the adjacent 
bungalows.  The large numbers of windows overlooking the properties to 
the rear would also result in a considerable loss of privacy for these 
residents and we would expect any first floor windows on this elevation to 
be of obscured glazing and second roof lights be limited to the front 
elevation onto Easton Lane.  Viewing from tilting rooflights can be so 
easily done and difficult to restrict. 

 
4. Parking remains a concern and although the revised plans allocate 1.5 

spaces per property, in a rural community like Bozeat it is entirely 
unrealistic to expect this to be sufficient in practice.  There is ample land 
in the control of the developer to enable 2 spaces to be provided for each 
property and we would recommend that this should be the minimum 
allowed.  We are concerned that any lack of parking provision would result 
in on-road or on-pavement parking on this corner. 

 
5. We note the comments of the Police in relation to the potential for 

increased crime in the remote parking area and would request that 
conditions are attached to any permission to ensure that appropriate 
measures are taken to design out the potential for increased crime as 
advised by the Police. 

 
6. We feel that it is important that the front of the site should be redefined 

with kerbs and continuous pavements to that existing each side of the 
site.  Our village suffers from a high degree of pavement parking.  
Consideration should be given to adding double yellow line parking 
restrictions to the busy corner where visibility for traffic will be made 
difficult with on street parking.” 

 
8. Objection (25 Easton Lane) - 

 
“We moved into 25 Easton Lane in July 2010 and now live there with our eight 
month old daughter. When we were considering buying the property we were 
very much aware that at some point in the future there would be the possibility of 
the warehouse and its site being redeveloped. We do welcome the proposed 
concept to redevelop the warehouse which we believe will improve the 
immediate area and complement the village.  
 
However, we are also very much aware that our property and our daily routine 
could be the most impacted (over a noticeable period of time) if any 
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redevelopment took place, especially given the close proximity of the warehouse 
(Approximately 81 centimetres from our house at its closest point).  
 
As such, we have a number of points of concern regarding the development 
which we have raised below… 
 
1) The project  

 
a) What is the overall timeline of the project from start to finish? 
 
b) Should we have any new issues with the project, any point, who would we 
direct our enquiries to? 
 
2) Demolition of warehouse 

 
a) Will any demolition work, where relevant, be carried out in accordance with 
the Party Wall Act (1996)? 
 
b) What are the intended days and times that the demolition work would take 
place? 
 
c) Will access to our property be required at any point during the demolition of 
the warehouse? 
 
d) What sort of noise levels will be generated during the demolition work? 
  
e) Any vibration caused from demolition and its potential impact on our property. 
 
f) Amount of dust generated - We have an eight month old daughter with asthma. 
Noticeable levels of dust would have a very negative impact on her. 
 
g) What measures would be taken to limit any generation of any potential 
asbestos dust generated from the demolition of the warehouse? 
 
h) Concern over the impact of dust and debris generated from demolition all over 
our property and garden. This would effectively make the garden unusable, 
unsafe and out of bounds during the demolition work. 
 
i) Possibility of damage to the property and garden during the demolition, what 
measures are in place to ensure the safety and protect our property? Given that 
at its narrowest point of our actual property and warehouse building are no more 
than a meter apart? 
 
j) The completion of the warehouse demolition will expose our property/garden 
and remove boundary wall, leaving it unsecured. The side access gate is 
attached to the side of the warehouse building; removal will leave side passage 
again unsecured. (We would not be not comfortable with the standard metal 
construction site fencing being erected during this time as a security measure as 
it is not overly secure, safe, nor does it provide any privacy.)  
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k) What measures will be in place to secure the actual demolition site during that 
time?  
 
3) Construction of dwellings 
 
a) Will all construction work, where relevant, be carried out in accordance with 
the Party Wall Act (1996)? 
 
b) What are the intended days and times that the construction work would take 
place? 
 
c) Will access to our property be required at any point during construction of the 
dwellings/boundaries? 
 
d) We would again question the impact of dust and debris generated from this 
time from construction all over the property and garden (Effectively again making 
the garden unusable, unsafe and out of bounds during construction). What 
measures are in place to protect our property from construction? 
 
e) Noise level generated construction work and construction vehicle movement. 
 
f) Any vibration caused from construction work and its potential impact on our 
property. 
 
g) Impact of construction vehicles on and around the site, any vibration caused 
and its impact on the property also whether this will cause any problems for us 
accessing our property from the front or rear of the property. 
 
h) Continued security of the construction site and our property during that time.   
 
i) Impact on provision of utilities to our property if damage is caused during 
construction. 
 
j) We would question what the impact of any foundation work for the new 
dwellings will be on our property, given the very close proximity. 
 
4) Proposed Dwellings 
 
a) Given that a major part of our boundary is being removed and will leave the 
property exposed for a period of time, what is the timeline/plan for addressing the 
boundary wall/fencing?  
 
b) We would question what the level of privacy our property will have; given that 
nearest dwelling will have a round window on the side of the dwelling which will 
overlook our property. I refer to and agree with the point raised in Alan Mordue's 
email, where he suggests the possibility of the removal of this window or 
imposing obscure glass which would respect the privacy of the potential 
occupant and existing properties.  
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c) Location of the security lights on the side access nearest to our property. 
Depending on it's location it could inadvertently cause light pollution into the 
property.  
 
d) Car parking - Position of parking as shown in "Proposed.pdf". In particular, the 
angle of the nearest parking place next to our property. Any vehicle parking 
directly outside our property may inadvertently block access which would lead to 
possible requests for us to move a vehicle in order for persons to park in said 
parking place. 
 
e) Car parking - I again refer to, and agree with the point made in a number of 
correspondence where the question of where any additional cars would be 
expected to park given the limited designated spaces. This could see additional 
cars parking on the grass verges, entrance to cemetery, outside properties either 
side of proposed dwelling or even maybe in designated spaces to the rear and 
side of 21,23,25 Easton Lane.  
 
f) We would note the likelihood of increased traffic within the area. 
 
g) Footpath - We again refer to and agree with the point made in 
correspondence as to whether provision has been made for a footpath. 
 
5) Additional Points 
 
a) Assurances that any part of our property affected will be return to its original 
state. Work has been done (any money spent) to improve the garden and side 
passage, demolition and construction will very likely impact all of this effort.   
    
b) We would also like to add our disappointment that photographs of our property 
were taken without our knowledge, or permission, and then used as examples to 
support parts of the planning application/ someone else’s business venture. An 
application that many (like us) had no idea of until recently when we received the 
notice of planning application. We are very interested as to what other 
photography was taken of our property and why no-one felt the need to ask or 
even inform us that photography would be taken of our property.” 

 
9. 88 Mill Road, Bozeat - 

 
“I live directly at the back of the proposed development at the Electrosite factory 
on Easton Lane. 
 
Although I agree a residential development would be better than the existing 
factory, I have some concerns regarding windows on the back of the proposed 
properties. 
 
We are currently overlooked by upper windows on the factory but the building is 
only used during business hours when my wife and I are at work ourselves and 
our children are at school.  A residential property would overlook us 24 hours a 
day 7 days a week 365 days a year. 
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The similar houses in easten lane look onto a side elevation of the back 
neighbouring property, we would be directly back to back.” 
 

10. 35 Easton Lane, Bozeat -  
 
“I would like to firstly point out that I am not opposed to the concept of developing 
the Electrosite premises into residential dwellings and actually welcome the 
conversion as I am sure with the correct materials and design concept it will offer 
an improved street scene on the current building. 
 
However, I feel I have to object in order for some points to be taken into account 
within the design. 
 
1) I am concerned by the round window to the side elevation of the property, 
which could potentially look directly into my property (main bedroom) dependent 
on it's location. Perhaps the removal of this window and or imposing that obscure 
glass be used may be beneficial to respect the privacy of the potential occupant 
and existing properties. The full impact is unclear as the drawings do not reflect 
the present plan of our property, but only it's previous unextended plan from 
2004. 
 
2) Currently there is only provision for 6 car parking spaces. This is a 6 dwelling 
development and there is likely to be 12 cars, which would require an additional 
6 spaces - will these additional cars park on the highway and reduce visibility on 
this bend? Additionally, visitors to the cemetery currently park outside Electrosite 
during weekends, which obviously they will not be able to do after the 
development. I would therefore suggest that adequate parking on the cemetery 
side of the road needs to be allowed for. If parking cannot adequately  be 
provided within the boundaries of the development, perhaps a reduced quantity 
of dwellings within the development may be more realistic.  
 
3) I would like, as the Highways have commented, like to see the provision of a 
footpath as this would tie in with the existing footpath down the side of Electrosite 
and our property which is used extensively. 
 
4) We have vehicular access down the side of our property to the end between 
us and Electrosite/and the bungalow behind Electrosite. I would like to ensure 
that this will not be inhibited in any way by this development.” 
 

11. 86 Mill Road - 
 
“We have concerns that windows to the rear of the new houses will totally 
overlook us at both angles of our property.  I also have concerns that thought 
has only been given to the Easton Lane street line, as a 3 storey property will 
dwarf our bungalow and is not in keeping with the Mill Road side.   
  
I have doubts as to whether 1 parking space is enough, due to the fact public 
transport is poorly catered for.  If these houses are aimed at "young 
professionals" surely this is unrealistic! 
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Although not a planning matter, previous demolition on the other half of the 
factory was carrier out over a bank holiday period and also following weekends, 
causing a lot of distress due to bonfire smoke, dust and noise pollution.  Also the 
site was left unsecured from the rear again causing more distress and expense 
to ourselves.  We need to know this will not be repeated. 
  
We also believe Bats are resident in the roof of the factory.  Has anyone 
investigated this?” 
 
NOTE: As a result of the above objections the proposal was amended to 
increase the number of parking spaces from the front to the land opposite and a 
bat survey was carried out. As a result the amendments were re-consulted; the 
following representations were returned: 
 

12. 35 Easton Lane, Bozeat - 
 

“I would like to object/comment on the revised designs, although again I would 
like to state that I am supportive of the existing factory being converted into 
residential dwellings. 

 
1) With regard to the highways request to place a barrier at the end of the 
footpath to protect pedestrians I would like to point out that we have a right of 
way and vehicle access down this footpath and therefore we cannot accept such 
a barrier being placed at this location. 

 
2) Additionally I would like to point out that on the 5/12/2000 we had our own 
planning permission refused, application number WP/2003/0695 relates. We 
were informed that the impact of our first floor of our property on the bungalow to 
the rear of the Electrosite property was overpowering and created a tunnel effect 
down the footpath. Subsequently and at great cost we had to redesign the entire 
extension to allow for a 1m setback from the path on the 1st floor as it was not in 
accordance with Policy G1.1 and G1.2. Whilst this made no sense at the time 
and was not objected to I assume the planning laws have not changed since 
then and I note on the revised drawings that the building line will now be closer 
to the footpath than the current Electrosite building, which would make the 
impact far greater and closer to our property.” 

 
ASSESSMENT: 
Principle of Development 
Bozeat is designated in the local plan as a restricted infill village.  It is considered that 
the principle of a new residential development that is to be located within the built up 
area of the village and on brownfield land is entirely consistent with elements of national 
guidance, regional and development plan policy that seeks to direct new residential 
development in the rural areas to such sites.  
 
Due to the age of the unit together with subsequent additions, although the unit up to 
very recently was operational the unit does not readily lend itself to modern day 
commercial adaptation.  This is due in part because of the difficulty HGV’s would have 
utilising the site because of the limit space for frontage parking and partly because of 
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the units declining state of repair.  The unit is also located in an area which is 
predominantly residential, with most if not all nearby developments, being constructed 
after the factory was first in use.  It is therefore considered that the premises at this 
location and with its various constraints do not lend itself in the medium to long-term for 
adaptation.  In any event any proposed redevelopment would be likely to be resisted in 
view of the existing traffic constraints with the site and the increased impact of 
neighbours amenity and other environmental problems a more modern industrial use 
may bring.  In this instance it is considered that the unit does not lend itself readily to 
alteration to continue its use as commercial premises and is nearing the end if its ‘shelf-
life’ for that reason and due to the existing and subsequent neighbouring residential 
developments an acceptable residential development would be preferred.  The 
development accords to Policy 14 of the NNCSS as it meets Code for Sustainable 
Homes level 3.  
 
Effect on Neighbours’ Amenities 
No properties opposite.  Whilst the nearest property to no. 25 Easton Lane to the east 
projects further to the rear, given the position of the property off the boundary and being 
comfortably within the 45 degree angle as discussed in SPG II any loss of light toward 
the rear windows of no 25 is not considered detrimental.  In any event given the 
overshadowing impact of the existing property the proposal would improve the light 
inundation to rear windows.  The dwellings are set significantly further forward than no. 
35 Easton Lane and as well as the separation distances involved and the less private 
nature of front rooms together with the accepted shadowing created by the existing 
premises there are no loss of light issues towards no. 35.  Whilst the proposal will result 
in an additional window overlooking the rear garden to no. 25 and 35 as well as mutual 
overlooking within the development this will be limited to the rear and less private 
garden areas due to the acute orientation and in any even is a common situation in 
streets of this type.  The side windows are to be frosted in nature. 
 
Lastly with regard the 2 dwellings to the rear boundary; 86 and 88 Mill Rd are a 
minimum of 13m from rear to rear elevation whilst this may be deficient in terms of the 
historic separation distances suggested by now defunct guidance it is important to 
consider the existing situation and also the density that prevails.  Firstly the proposed 
dwellings will predominately face the side elevation of no. 86 and not the rear elevation 
with the rear windows at an acute angle making any overlooking to the property and the 
rear garden difficult and have less potential that the existing property to the rear no. 25 
Easton Lane.  No. 88 and the rear elevations to the proposed are directly facing with 
the 13m separation; currently the factory is set to the boundary at 9m and although the 
nature of the property is altering the level of overlooking and also the sense of 
overlooking would have been significant.  It is therefore considered that 13m as well as 
being appropriate in preventing any detrimental loss of privacy is also an improvement 
in the amenities of no. 88 with the removal of an expansive and overbearing factory 
together with the potential for noise and fumes.  The 2nd floor rear windows will be roof-
lights only therefore there will be no overlooking from these higher level windows.  The 
obscuration of the side windows and the removal of the roof PD rights further protect 
the amenity levels of neighbours.  
 
In view of the above, the accordance with guidance the proposal does not represent 
any adverse loss to neighbours light or privacy and is not considered overbearing or 
obtrusive.  
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Effect on the Appearance and Character of the Area 
Although the factory is not particularly harmful to the existing streetscene it is not a 
particularly good example of a redundant shoe factory (unlike some in the village) partly 
due to its ‘modernisation’ and additions and therefore does little to enhance the 
appearance of the street at this rather prominent location in the village.  The proposal 
will introduce 6 semi-detached properties with a slightly staggered set-back to break up 
the expansive built form and will include some interesting features including the porches 
and the untypical dormers in addition to the open frontage which will landscaped via 
conditioning.  The proposal picks up on the density and some of the features of the 
recent neighbouring development to the east but does not mimic it; importantly giving 
the development its own identity and cohesive street presence.  The proposed circular 
side window and the single brick course to separate the floor breaks up the expanse 
side wall.  
 
The parking area opposite whilst sitting outside of the village policy line has enjoyed 
permission and use as a parking area for approximately 30 years therefore the proposal 
will not alter this appearance and in all likelihood will improve it as the site clutter 
associated with the factory will be removed.  The proposed development is not 
considered to be harmful to the existing street character and will introduce elements of 
interest as well as replacing a shabby factory unit.  
 
Amenity Space 
The dwellings will enjoy a minimum of 5m garden length which whilst slightly deficient in 
terms of what may be expected for a family property is similar to neighbours and is 
acceptable with the removal of PD rights for rear extensions, 2 bedroom property and to 
bring forward the site.  
 
Highway Implications/Parking Provision 
The development will enjoy 1.5 spaces per property which is an acceptable provision in 
a village location; in addition there will be a number of on street parking spaces.  The 
proposal will also give a front pathway and will therefore improve on the existing 
highway safety together with the elements as appearing in condition 8 below.  
 
Other Considerations 
The biodiversity is unaffected and the development does not result in an increased 
potential for crime with appropriate overlooking of the parking area and replacing a 
target for possible anti-social behaviour and the principles of non-discrimination have 
been followed through-out.  The size of the proposal does not trigger the requirement 
for any section 106 contributions under the current system for mitigating for the effects 
of development, although highway improvements as conditioned will be met by the 
developer.  No vegetation on site.  The assertion by a neighbour that there may be Bats 
was investigated by a known Bat professional and none were found.  
 
Response to Representations 
The relevant conditions have been applied as appropriate and as indicated by the 
highways authority.  The highway and amenity impacts have been discussed above and 
any impacts as a result of the build are considered under building regulations and/or 
environmental protection legislation.  The comments of the Conservation Officer are 
noted however not concurred with.  
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Conclusion: 
After careful consideration and in view of the above; principally due to no significant 
detrimental impacts on neighbour’s amenities, the development being non-offensive to 
the character and appearance of the area and the other issues as described above.  
The proposal is considered to be in-alignment with the principles of PPS3 in providing 
housing whilst maintaining neighbours levels of amenity, Local and associated SPG’s 
and is therefore recommended for approval with appropriate conditions being attached.  
 
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. 

3. The development shall be carried out in accordance with the amended plan(s) 
deposited with the local planning authority on 10 November 2011. 

4. 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. 

5. A scheme for screen fencing/walling shall be agreed with the local planning 
authority before the start of construction. The agreed scheme shall be 
implemented to the satisfaction of the local planning authority before the houses 
are occupied. 

6. 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 & D of Part 1 of Schedule 2 in the 2008 Order shall be carried out 
without the written consent of the Local Planning Authority. 

7. Details of the Car Park surface materials shall be submitted to and approved in 
writing by the local planning authority. 

8. The following stipulations of the highway authority shall be complied with in full to 
the satisfaction of the local planning authority as indicated in the plan of intent 
dated 29 November 2011 (with the exception of the pedestrian barrier):          
a. Access driveway to be widened to 4.5m and shall be hard paved        
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. The continuation of kerbing and a footway, no less than 1.5m wide and 
the paving of the remainder of the area of highway, in a material to be 
determined by the Highways Authority and the provision of an informal 
pedestrain crossing with tactile paving is to be carried out and at the expense of 
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the applicant.  
d. No works within the existing public highway may commence without the 
written permission of the Highway Authority and subject to the completion of an 
agreement under Section 278 of the Highways Act 1980. 

9. Prior to the commencement of development approved by this planning 
permission (or such other date or stage in development as may be agreed in 
writing with the local planning authority), the following components of a scheme 
to deal with the risks associated with contamination of the site shall each be 
submitted to and approved, in writing, by the local planning authority:   
a. A preliminary risk assessment which has identified:  
· all previous uses   
· potential contaminants associated with those uses   
· a conceptual model of the site indicating sources, pathways and receptors  
· potentially unacceptable risks arising from contamination at the site.   
b. A site investigation scheme, based on (a) to provide information for a 
detailed assessment of the risk to all receptors that may be affected, including 
those off site.   
c. The site investigation results and the detailed risk assessment (b) and, 
based on these, an options appraisal and remediation strategy giving full details 
of the remediation measures required and how they are to be undertaken.   
d. A verification plan providing details of the data that will be collected in 
order to demonstrate that the works set out in (c) are complete and identifying 
any requirements for longer-term monitoring of pollutant linkages, maintenance 
and arrangements for contingency action. Any changes to these components 
require the express consent of the local planning authority.  The scheme shall be 
implemented as approved. 

10. 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, an amendment to the remediation strategy detailing how this unsuspected 
contamination shall be dealt with. The remediation srategy shall be implemented 
as approved. 

11. All circular windows to the side of the proposed properties shall be obscured and 
non-opening 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 amenity. 
3. To ensure that the development is carried out in accordance with the agreed 

amendments. 
4. In the interests of visual amenity. 
5. In the interests of amenity and privacy. 
6. To allow the local planning authority the opportunity to control future 

development having regard to the impact on neighbours and the appearance of 
the front of the dwellings. 

7. In the interests of amenity. 
8. In the interests of the safety and convenience of the highway. 
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9. To ensure that the potential risk to controlled waters is assessed. 
10. To ensure if any unsuspected contamination is encountered during 

redevelopment it is dealt with in an appropriate manner. 
11. In the interests of the neighbours privacy. 
 
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. 

2. The applicant is advised that this decision relates to the following drawing 
numbers received on the date shown: 
Drawing Number:      Date Received: 
Issue 2; PA 02/08, 02/09, 02/10, 02/11,   
02/12, 02/13, 02/14     10 November 2011 

3. The Public Health Act 1875 
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 

4. The Environment Agency Recommends that the developer should: 
1) Follow the risk management framework provided in CLR11, Model Procedures 
for the Management of Land Contamination, when dealing with land affected by 
contamination. 
2) Refer to the EA Guiding Principles for Land Contamination for the type of 
information required int order to assess risks to controlled waters from the site. 
The Local Authority can advise on risk to other receptors, e.g. human health. 
3) Refer to our website at www.environment-agency.gov.uk for more information. 
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BOROUGH COUNCIL OF WELLINGBOROUGH   AGENDA ITEM 
 
 
 
Planning Committee        04/01/2012 
 
Report of the Head of Planning and Development 
 
APPLICATION REF: 
 

WP/2011/0478/F 

PROPOSAL: 
 

Single storey extension to rear of barn.  Existing 
conservatory to be replaced with sun room.  Existing 
internal layout to be re-arranged.  Replace timber annexe 
building.  Create new timber car port. 
 

LOCATION: 
 

40a Main Road, Grendon, Northampton. NN7 1JW 

APPLICANT: 
 

Ms Juliet Jarvis. 

 
 
 
This application comes before Committee as a result of an objection from the 
Parish Council. 
 
 
PROPOSAL AND DESCRIPTION OF SITE:  
It is proposed to remodel and enlarge an existing extension attached to a Grade II 
curtilage-listed barn which was converted to residential use in 2003. It is also proposed 
to remodel/extend an existing timber garden shed/outhouse building in the garden and 
build a new timber car port. 
 
The property is located to the rear of no. 40 Main Road, Grendon on the eastern edge 
of the village abutting open countryside, and the barn itself is just inside the VPL and 
the Conservation Area. 
 
RELEVANT PLANNING HISTORY: 
WP/2003/0639/F & WP/2003/0640/LB Conversion of existing barn to dwelling - 

permitted. 
WP/2005/0135/F Alterations, including addition of timber clad 

store-room - permitted. 
WP/2005/0263/F    Garden shed/outhouse - permitted. 
WP/2007/0026/F & WP/2007/0060 Conservatory extension - permitted. 
 
NATIONAL AND LOCAL PLANNING POLICY: 
CSS13. 
Local Plan Policies G6 and H4. 
PPS5. 
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SUMMARY OF REPLIES TO CONSULTATIONS/REPRESENTATIONS RECEIVED: 
1. Highway Authority – no objections. 
 
2. Parish Council – objection on the grounds that the proposed works are outside 

the VPL. 
       
3. Borough Council of Wellingborough Policy –  
 

“The proposal relates to extensions and/or replacement of existing structures to 
be used ancillary to the main dwelling house.  The principle of development of a 
limited number of buildings/structures in the open countryside is established (see 
Policy G6.2), subject to careful design in terms of scale, siting, external 
appearance and landscaping.  Also, the proposal would not amount to a "...local 
proliferation of new buildings or structures" which Policy G6.4 finds 
objectionable. The fact the development may be/is outside the village policy line 
is not on its own a moratorium against development and has to be weighed 
against the policy objectives, mainly preventing coalescence and preserving the 
value and intrinsic character of the open countryside.  While the extension and 
replacement structure appear large, it is difficult to demonstrate harm in terms of 
the relevant policy objectives.  Having regard to the siting, scale (single storey), 
size of plot, and proposed material, it is unlikely Policy G6 objectives would be 
defeated.” 
 

ASSESSMENT: 
As the above policy analysis makes clear, the local plan policy governing Village Policy 
Lines does not necessarily preclude appropriate extensions to existing buildings on the 
edge of the line or additional modest garden structures outside the VPL but within a 
residential curtilage. 
 
The comments also allude to the non-objectionable appearance of both main elements 
of the present proposal. 
 
The proposed works are well-designed with appropriate natural materials and will not 
negatively impact on the character or appearance of the conservation area or the 
adjacent listed buildings.  The scheme has no material highway or neighbours’ amenity 
implications, and indeed no objections have been received from any Third Parties. 
 
It is considered, therefore, that as the remodelled barn extension is aesthetically and 
architecturally proportionate and subservient to the main barn and that the enlarged 
garden building and car-port are inoffensive in landscape terms, planning permission 
can be granted.  
 
RECOMMENDATION: 
Grant conditional planning permission. 
 
 
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. 
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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 amenity. 
 
INFORMATIVE: 
The applicant is advised that this decision relates to the following drawing numbers 
received on the date shown: 
Drawing Numbers:      Date Received:  
040-211/010/P1; 100/P1; 110/P1 & 300/P2  26.10.2011 
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BOROUGH COUNCIL OF WELLINGBOROUGH   AGENDA ITEM 
 
 
 
Planning Committee        04/01/2012 
 
Report of the Head of Planning and Development 
 
APPLICATION REF: 
 

WP/2011/0479/LB 

PROPOSAL: 
 

Single storey extension to rear of the barn.  Existing 
conservatory to be replaced with sun room.  Existing 
internal layout to be re-arranged.  (Application for a Listed 
Building Consent). 
 

LOCATION: 
 

40a Main Road, Grendon, Northampton.  NN7 1JW 

APPLICANT: 
 

Ms Juliet Jarvis. 

 
PROPOSAL AND DESCRIPTION OF SITE:  
This application for Listed Building Consent accompanies the preceding item on the 
agenda, reference WP/2011/0478/F, in respect of alterations and extensions to a Grade 
II curtilage-listed barn conversion. 
 
RELEVANT PLANNING HISTORY: 
(See WP/2011/0478/F).  
 
NATIONAL AND LOCAL PLANNING POLICY: 
PPS5. 
 
SUMMARY OF REPLIES TO CONSULTATIONS/REPRESENTATIONS RECEIVED: 
None. 
 
ASSESSMENT: 
This is a high-quality remodelling and extension to the barn, both in terms of its 
proportions/design and the natural materials specified.  The new work will provide much 
better family lifestyle space, thereby helping to ensure the longevity of the historic 
fabric. It is confirmed that the works are not considered to negatively impact on the 
character or appearance of the Conservation Area, the barn itself or other neighbouring 
listed buildings. 
 
RECOMMENDATION: 
Grant Listed Building Consent. 
 
 
1. The works to which this consent relates must be begun not later than the 

expiration of five years from the date of this consent. 
2. Full details of the following items shall be submitted for the written consent of the 
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local planning authority prior to the commencement of development: 
(i) windows, doors and rooflights; 
(ii) rainwater goods (metal required); 
(iii) chimney; 
(iv) eaves and verges; 
(v) hard landscaping/surfacing. 

 
 
Reasons: 
1. In order to comply with Section 18 of the Planning (Listed Buildings and 

Conservation Areas) Act 1990. 
2. In the interests of visual amenity and to protect the character of the listed 

building and designated conservation area. 
 
INFORMATIVE: 
The applicant is advised that this decision relates to the following drawing numbers 
received on the date shown: 
Drawing Number:    Date Received: 
040-2011/100/P1;110/P1;300/P2.  26/10/2011 
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BOROUGH COUNCIL OF WELLINGBOROUGH   AGENDA ITEM 
 
 
 
Planning Committee        04/01/2012 
 
Report of the Head of Planning and Development 
 
APPLICATION REF: 
 

WP/2011/0484/F 

PROPOSAL: 
 

Subdivision of the site into 2 plots to make the approved 
annexe independent of the main dwelling:  alterations and 
extensions to the annexe and formation of a new access 
with gates to serve the existing main dwelling. 
 

LOCATION: 
 

128 Ecton Lane, Sywell, Northampton. NN6 0BB 

APPLICANT: 
 

Mr J Harmon. 

 
Sywell Parish Council have raised objection to the proposal.   
 
 
BACKGROUND 
In March 2010, the Committee granted permission for the erection of a granny annexe 
incorporating a garden store and a 3-car garage.  The applicants stated at the time that 
the annex would be occupied by an elderly relative.  The triple garage is intended to 
accommodate classic cars which the applicants collect. 
 
PROPOSAL AND DESCRIPTION OF SITE:  
It is now proposed to sub-divide the site into 2 plots to make the newly constructed 
access independent of the main dwellinghouse.  There are alterations proposed to the 
annexe building involving dormer windows, roof lights and a small extension at the rear 
to create a family room.  As a consequence, the ridge height of the building would 
increase and additional accommodation provided at the first floor level.  The existing 
access to the site would be retained for the new dwelling whilst a new access with 
gates is proposed to be constructed to serve the existing main dwelling.   
 
The applicant states in the supporting statement that:  the annexe was originally 
intended to accommodate elderly relatives who are now frail, very dependent and in 
need of round the clock care.  As a result, the building is surplus to requirement and the 
only viable option is to sell the annexe as an independent residential unit in its own 
right.  Several options were considered to keep the annexe as part of the main 
dwellinghouse including letting, but these were not viable propositions.  The Planning 
Officer informs that the restriction of the planning consent prevents the property from 
being let as a separate dwelling to other people and can only be occupied by members 
of Mr & Mrs Harmon’s household.   
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To be let as a separate dwelling involves separating the utility bills which will be in 
breach of the planning condition.  As a result, the only viable option left is to separate 
the building from the main dwelling as an independent dwelling in its own right.  They 
were also advised by estate agents that the size of the building and rent it attracts 
would also make it difficult to attract suitable letting occupiers.  So if this application is 
not consented, the annexe would in all probability, be lying empty for the foreseeable 
future. 
 
The application site lies on the western side of Ecton Lane in Sywell.  The site is 
occupied by a dwellinghouse and an annexe under construction.  The annexe building 
is adjacent to Overstone Lakes and consists of the main building and an integral triple 
garage within its curtilage.  The part of the site where the new annexe building is 
erected lies outside the Sywell Village Policy Line.   
 
RELEVANT PLANNING HISTORY: 
WP/2008/0217 Approved – demolition of the existing dwelling and erection of a 

new dwelling and garage. 
 
WP/2010/0035 Approved – erection of a granny annex incorporating a garden 

store and a 3-car garage. 
 
NATIONAL AND LOCAL PLANNING POLICY: 
Planning Policy Statement 1 – Delivering Sustainable Development 
Planning Policy Statement 3 – Housing 
Planning Policy Statement 7 – Sustainable Development in Rural Areas 
North Northants Core Spatial Strategy 

Policy 1 – Strengthening the Network of Settlements 
Policy 9 – Distribution and Location of Development 
Policy 13 – General Sustainable Development Principles 

Wellingborough Local Plan 
Policy G6 – The Open Countryside  
Policy H4 – Restraint Villages and The Open Countryside 
Policy H9 – Affordable Housing 

 
SUMMARY OF REPLIES TO CONSULTATIONS/REPRESENTATIONS RECEIVED: 
1. Sywell Parish Council - Sywell Parish Council object to this application as it goes 

against the conditions set on the granting of the original application.  The original 
application was granted because the development was described as an annexe 
to be used as family relatives. 

 
If the present application is granted it will mean that the applicants will have 
succeeded in building a separate house outside the building line.  This would 
create a dangerous precedent. 

 
In its observations on the original application the council asked that there should 
be a condition that the development should not become a separate house.  The 
Council feels that this condition should stand. 

 
2. Councillor Jim Bass – supports the application and states ‘This is a logical 

progression for the site and I have no objections’. 
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3. NCC Highways – no objection subject to the imposition of conditions relating to 

visibility splay and transfer of debris onto the highway. 
 
4. Natural England – no objection.  The proposal does not seem to affect any 

statutorily protected sites or landscapes, or have significant impacts on the 
conservation of soils, nor is the proposal EIA development. 

 
5. BCW Planning Policy - the proposed dwelling is outside the Village Policy Lines 

as identified on the Proposals Map.  Outside this line open countryside policies 
of restraint apply.  The Village Policy Line in Ecton Lane Sywell has been drawn 
tightly around the buildings to prevent any extension of the linear ribbon 
development.  

 
There has been a history of this property owner making attempts to extend 
development along Ecton Lane, previous applications have been refused and a 
request to amend the Village Policy Line at the last inquiry in 1996 was not 
accepted by the Inspector.  In the report the Inspector stated that ‘the extensive 
garden area to the side and rear of Number 128 Ecton Lane has properly been 
excluded from the Village Policy Line’.  

 
The policies only permit development in the open countryside in exceptional 
circumstances such as development that is small scale and that cannot be 
accommodated other than in the open countryside, agricultural dwellings, and 
affordable housing.  None of these exceptions apply in the case of this current 
proposal. 

 
The building was previously granted consent in 2010 as a granny annex to meet 
the needs of an elderly relative.  The building was to replace an existing garden 
shed.  The care needs of the family was considered to be an exceptional 
situation which was considered material in determination of the application.  A 
condition was attached to ensure that its use remained incidental to the 
enjoyment of the main dwelling.  This current proposal seeks to enlarge the 
property, create a new access and subdivide the plot creating a new boundary 
feature. It is therefore seeking to increase the built development which would 
detract from the semi-rural character of the area.  Policy G6 (2) seeks to restrict 
the scale of development in the open countryside. 

 
To grant consent for this proposal would set a dangerous precedent for 
permitting development in the open countryside across the borough.  New 
dwellings should not normally be permitted outside the Village Policy Lines and 
initial approval of an annex should not become a loophole for gaining consent for 
a separate dwelling.  

 
The buildings should remain incidental to the enjoyment of the main dwelling and 
should not be extended. 

 
Conclusion 
The proposal is contrary to policies in the development plan which restrict 
development in the open countryside and should be refused. The Proposal is 
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contrary to Policies G6, H4 and H9 of the Local Plan and Policies 1 and 10 of the 
Core Strategy. 

 
6. The occupiers of no. 113 Overstone Road –  
 

“I wish to register strong objections to above development, to subdivide the site 
into 2 plots and make existing annexe into a main dwelling including making 
alterations and extensions. 

 
I was not involved with the planning process of allowing a dwelling to be built 
outside the Village Policy Line (VPL) of Sywell Village because I did not have 
any knowledge of it at the time.  With all the demolition and construction now 
occurring in the village, mainly carried out by the applicant of this development I 
am now taking an interest. 

 
I have many objections and concerns regarding this site.  Having looked at all 
the information concerning this annexe I find it hard to believe that you gave 
permission for a dwelling the size of a large detached home with its own 
garaging to be built outside the VPL.  Planning polices at national and local level 
resist new development in the “open countryside” and areas outside the VPL are 
deemed “open countryside”.  Local Planning Policy allows developments in the 
countryside in exceptional circumstances.  Was this an exceptional circumstance 
when the main dwelling is more than large enough to accommodate an extra 
family member?  By allowing the original development you have set a dangerous 
precedent that will no doubt be used again throughout the village and the rest of 
the borough. 

 
The permission was granted with conditions and the precedent has been set. 

 
“The annexe accommodation hereby approved shall always remain ancillary to 
the main residential unit on the site and shall not be subdivided from it so as to 
create its own planning unit”.  This was a condition to the permission and Mr & 
Mrs Harmon in WP/10/035 state “We are happy for a condition to be attached to 
the decision to ensure that the annex is not used as a separate dwelling house”.  
Both parties agreed to this at the time and Mr and Mrs Harmon are going back 
on this condition agreement. 

 
Another condition was that the building could not be altered or extended but 
during construction was allowed to be altered to incorporate a staircase and 
lobby to allow access to the storage above the garages, when in statement 
WP/10/035 and the original application a large store was required for the storage 
of garden equipment, large ride on mowers and other items.  This store room 
was allowed to be removed and given over to living accommodation.  If this store 
was not needed then the footprint of this building could have been smaller.  This 
permission was given on the 30th June 2010 and was deemed minimal but came 
with drawing numbered 10-105-01A that was dated Jan 2010 the same date as 
the original drawings.  When then did the applicant decide that they needed 
more living space and less storage?  It looks as if it was at the same time as the 
application January 2010. 
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With regard to these alterations I have noted that the garage and annexe are 
now conveniently connected and that the wall that connects them has a window 
in it, which conveniently turns into the new downstairs WC window. 

 
Attic trusses have been used in the construction of this bungalow and I would be 
asking if the foundations are already in for the proposed family room and utility 
and has the architect future proofed this development by incorporating the steel 
work required for the existing kitchen wall to be removed.  I think you should 
have a site visit to answer these questions. 

 
Even if these last two questions cannot be answered I think that the evidence 
shows that this development was always destined to try and become a very large 
house with a triple garage built outside the Village Policy Line.  If this is the case 
this planning application should be refused. 

 
The design and access statement supplied with this application states “the site is 
occupied by a dwelling house and an annexe under construction” and there is no 
viable option but to make an annexe into a dwelling.  The annexe is still under 
construction? Externally it looks finished and internally it looks as if the wet room 
is not installed in the proposed hallway.  Has the kitchen been fitted?  It looks on 
paper that the annexe is conveniently ready to be extended and altered which 
goes against one of the conditions of the original application. 

 
Surely a viable option would be to finish the construction of the annexe and sell 
the whole site. 

 
Another concern is that the site is not equally shared, with the main dwelling 
getting 5/6th of the land.  What is to stop any owner of the main dwelling after the 
annexe has been turned into a dwelling in its own right, to build an annexe in 
their garden outside the VPL.  The precedent has already been set.  If this 
application is refused and the annexe stays an annexe, then this could not 
happen on this site but could still happen at other developments. 

 
This annexe that is built outside the VPL and is therefore in the “open 
countryside” was designed for an elderly person whose impact on the local 
wildlife would be minimal.  Could this be said about a large family house with 
parking for six cars.  I think the impact would be much greater. 

 
As to the formation of a new access to serve the main dwelling, I think that the 
annexe has proposed parking for six cars and this alone could potentially double 
the amount of vehicles entering or leaving this site, making this dangerous to all 
parties. 

 
I am disappointed that Councillor Bass was able to support this application 
before the Parish Council came to its own conclusion to oppose this application.  
His email was sent on the 15/11/2011 a full week before the Parish Council 
meeting on the 22/11/2011 therefore not taking into consideration the views of 
other members of the village and the views of the Parish Council, who are there 
to represent the village. 
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In conclusion allowing this application planning permission would set a precedent 
which would be difficult to resist in the future and that the Village Policy Line 
could be built over easily.  I would like to see a policy that if any planning 
application applies for any type of building outside the Village Policy Line then 
the whole village should be written to. 

 
I trust you will take these matters into consideration when determining this 
application.” 

 
7. The occupiers of no. 139 Ecton Lane –  
 

“In reference to the above application, we have concerns over the proposed sub 
division of this site at 128 Ecton Lane, into two plots.  

 
Main Areas of Objection. 
1.  The further development of the annex is outside the Sywell Village Policy 
Line. 

 
2.  It is contrary to normal expected planning policies related to the restriction of 
residential development in the open countryside (Policy G6 of the 
Wellingborough Plan).  It is not to be a small scale building.  

 
3. It is against the spirit of the Harman’s original planning application conditions. 

 
4. If Mr. and Mrs. Harman submitted the original plan including the requests of 
this current plan, the application would not have been granted as the building is 
outside the the Sywell Village Policy Line. The annex has never been used or 
fitted out per the original planning application. 

 
5.  The financial viability of an owner is not a planning issue, and is not 
considered as a reason for granting permission. 

 
6.   If this application is granted, it will be a step towards establishing a principal 
in the village. It would facilitate to further intensify the opportunity for future 
residential density in this rural area. 

  
7. Ecton Lane is notorious for speeding, and is especially lethal in the winter 
months.  We are on the edge of the 30mph zone where vehicles speed up as 
they leave the village, and are speeding as they enter the village. Extra 
entrances in this part of the lane would be more hazardous to road users , 
especially as large vehicles are commonly parked outside/entering the properties 
at 128 Ecton Lane  due to the nature of the owners business.  

 
The Site  
The basis for the original planning application for the annex, was granted for a 
purpose “incidental to the enjoyment of the main dwelling house” and was 
portrayed to be for an elderly relative.  The original application also stated that 
the Harmans were happy for a condition to be attached to the planning decision 
to ensure that the annex was not used as a separate dwelling house.  The new 
garage was to be within the same footprint as the old garden shed.  

- 92 -



 
Following on from this, this new application requests sub-division of the site, to 
make it independent of the main dwelling house. The reason given, is the 
financial viability of the annex. This is also the reason for extending it. 

 
Hence, in the space of just 2 applications, we have gone from providing an 
incidental building and classic car garage, to the provision of a financially viable 
independent main dwelling house which will be outside the Sywell Village Policy 
Line.  

 
Moreover the divided plot could easily accommodate additional houses. The plot 
could be split still further at the back, with access either through the caravan park 
or a shared access within the proposed extended annex.  Trees are being felled 
in the caravan park, next to the plot in question, and surveyors are measuring 
the wall opposite our property. There is a great concern by ourselves and 
immediate neighbours that this splitting of the plot will be the start of further 
building work by Mr Harman, a builder/property developer by trade. The 
applicant has a track record of back filling plots in Sywell, slicing through 
planning policy. 

 
We are also concerned that Ecton Lane, which has traditionally had mixed 
housing, and consequently a mixed village community, is predatorily being taken 
over by modern large/family executive housing of the same style, ruining the 
dynamics of village life and the countryside. The extension to the annex will also 
make it look aesthetically over-bearing as this development is so close to the 
road. It will not be a small scale building in a countryside location.  The fact that it 
“matches “ the main building actually makes it even more overpowering. It is to 
be noted that the new garage is much closer towards the road than the old shed 
(see the size/location on google earth – it is still there).  

 
For the above reasons and observations, we wish to object to the further 
development of 128 Ecton Lane, which is outside the Sywell Village Policy Line. 

 
As stated above, we were not aware that the development of the original annex 
into a separate dwelling house, merely to satisfy the financial viability plans for its 
owner, was a reason for satisfying planning regulations. This is a clear case of 
putting the interests of an individual over the local community as a whole.  

 
Lack of Notification to Neighbours: 
We also wish to inform the Planning Committee that only 2 of the neighbours of 
Mr and Mrs Harman were initially informed in writing by Wellingborough Council 
that the application had been submitted. Two other neighbours, but not all, 
affected by the application, were given written notice after we contacted the 
Council. These letters were received one week before the objection deadline as 
they were posted on 16 November by second class mail. Furthermore, the 
Parish Council notification letters were only received by one neighbour, Mr 
Morris, and that was on the day of the Parish Council meeting, and consequently 
he was unable to attend. 
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We understand that objections have little impact if less than four are submitted. 
None of the neighbours noticed the telegraph pole notification. It was not posted 
outside the Harman residence but outside the Anglia Water pumping station. The 
telegraph pole directly outside the Harman’s house and at the side of the 
proposed entrance, would have been more visible. Unless spotted by the 
occasional person who walks along the lane, the site of the Councils notification 
is not clearly visible.  

 
Having discussed this matter with adjoining neighbours, it would appear that at 
the date of this letter it is our understanding that only 4 people, and the Parish 
Council are aware of this application.  

 
In conclusion we request that the application is refused.” 

 
8. Agent acting on behalf of occupiers of no. 131 Ecton Lane – 
 

“I act on behalf of Mr and Mrs Morris of 131 Ecton Lane and wish to raise strong 
objections to the above planning application on their behalf for the following 
reasons. 
 
Objections were raised in February 2010 against the application for the erection 
of the annexe. At the time concerns were raised over the scale and location of 
the building and its position beyond the settlement boundary. Less than two 
years later, we are now in a position where the applicant states that the need for 
the annexe no longer exists and wishes to establish a new independent dwelling 
on the land. It is unfortunate that our objections and warnings went unheeded as 
we are now faced with a very clear attempt at manipulating the planning system 
for financial gain. 
 
The position is straightforward in that planning permission would not have been 
granted for the erection of a substantial four bedroom property outside of the 
long established village boundary. The applicant has, consequently, sought to 
circumvent well established planning policies for the area in order to achieve his 
goal. Such an approach to the planning system is of concern and, furthermore, 
should be fully recognised in reaching a decision on the current proposals. 
 
Examination of the original approved plans, and those now submitted as 
'existing', show that considerable changes were made during the construction of 
the building in anticipation of its conversion and extension into a detached 
dwelling. The discrepancies in the plans and what exists on the site are material 
as they demonstrate the intentions of the applicant even when securing the 
original planning permission and further emphasise the attempt at manipulating 
the planning system. 
 
The discrepancies can be found around the building and I highlight the most 
conspicuous below:- 
 
1) Garage was approved as a detached structure set forward from the front of 
the annexe. The existing plans, as now submitted, show the addition of a lobby 
and staircase giving access to the first floor. A window is shown on the front 
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elevation between the garage and the annexe which serves no purpose but is 
necessary to light the toilet of the proposed house. 
 
2) First floor window inserted in the side elevation in preparation for first floor 
accommodation. 
 
3) Large first floor window inserted on the rear elevation and it appears the 
building extended beyond the approved rear elevation.  Again, this is ready for 
first floor living accommodation. 
 
4) Rooflights have been inserted into the rear roofslope and, therefore, the 
openings exist ready for the construction of dormer windows as proposed. 
 
5) The store area which was to provide storage for garden equipment was part of 
the justification for the annexe. It has an external been constructed with no 
external door and a window in its place. There can be no argument, therefore, 
that there was ever an intention to use this for the stated purpose. 
 
6) The rear garage roofslope already has rooflights inserted ready for the first 
floor accommodation. 
 
The changes highlighted represent significant alterations to the original approach 
which do not have permission. The structure is, therefore, itself unauthorised and 
it would be unreasonable for the Council to seek to approve further works and 
alterations as well as a new use for a building which does not have planning 
permission. 
 
The applicant has clearly constructed the building in order to accommodate the 
residential living space for a large detached house and not as approved and for 
which the case was made for an annexe with garden store and garage. It is of 
extreme concern that such flagrant disregard for the planning system has been 
carried out on this site and it is clear from the evidence provided that there has 
been an attempt to manipulate the planning system. I trust that now these issues 
have been brought to the Council's attention they will be fully addressed.  It 
would be of extreme concern if this approach were to be sanctioned in the 
Borough through the granting of planning permission as this would set a very 
dangerous precedent for others to follow. 
 
In terms of the specifics of the case, it is firstly necessary to examine the 
justification that was given to the granting of planning permission in 2010. The 
building was to be used as annexe accommodation for elderly relatives of the 
applicant but was also necessary to store classic cars and also storage for 
garden equipment used for the wider property. Whilst the need to house elderly 
relatives may no longer exist, there has been no evidence presented to indicate 
that any of these other uses are no longer necessary. Clearly, there remains a 
need for the storage of garden equipment for the maintenance of the wider land 
and, presumably, the need for the storage of classic cars also still remains. The 
proposals would result in the loss of these facilities. There would, therefore, be 
significant pressure for the erection of additional buildings on both the current 
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application site and also associated with the original dwelling in order to meet 
these needs. 
 
Given the stated facts of the applicant associated with the original annexe 
proposals, it is evident that there will be an inevitable need for the erection of 
further buildings in association with both properties. There will, consequently, be 
additional development required outside of the village confines that would not be 
necessary if the annexe remains ancillary to the main house. The erection of 
further buildings will continue to erode the character and appearance of the site 
and encroach further into the countryside beyond the village. 
 
The formation of an independent dwelling from the annexe includes substantial 
extensions and alterations to the approved building in order to create a large four 
bedroom property. The extensions proposed will increase the footprint of the 
residential accommodation by over 50% and more than double the floorspace 
available. Where the conversion of genuinely redundant buildings in the 
countryside is permitted, extensions are in principle prevented. The proposals 
that have been submitted seek to substantially increase the overall size and 
scale of the approved annexe for in excess of that which was originally granted 
permission. 
 
The conversion of suitable buildings in the open countryside is an exception to 
the normal approach to sustainable development. Policy H4 of the Local Plan 
severely restricts residential use in the countryside and, in fact, does not permit 
conversions such as this. The attempt to substantially increase the overall size of 
the properly is wholly Inappropriate and in direct conflict with established 
planning policies which seek to govern such matters. 
 
The desire to increase the amount of residential floorspace completely changes 
both the scale and the appearance of the building. The insertion of large, bulky 
dormer windows and substantial additional windows significantly changes the 
character of the building as originally approved. The approved building was 
designed to appear as low key as possible, as a bungalow. The current scheme 
visually creates a far more dominant building which further increases its impact 
on the site and wider area. 
 
The separation of the building from the main house will significantly intensify the 
use of the site and the land. Two substantial dwellings would lead to the doubling 
of the residential proliferation over the site, creating a far more intensive 
residential use, particularly for the land which falls outside of the village as this 
lies furthest from the existing house. The plans show a new access created 
through the boundary wall in order to provide separate driveways for the two 
dwellings. This would have a significant detrimental impact on the character of 
the streetscene and demonstrates the impact that the increased intensity of use 
causes. The existing access would clearly be suitable to serve the original house 
and the annexe. A further access is only sought because of the creation of two 
properties. The creation of the new access will cause visual harm to the 
attractive wall and is inappropriate. 
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The applicant is seeking to take advantage of the Council's original decision.  
However, whilst concerns exist over the original decision to grant planning 
permission for the annexe, there is no automatic entitlement for its extension to 
create a substantial independent dwelling less than two years since consent was 
granted. The applicant's approach is wholly unacceptable. 
 
The applicant has failed to recognise that the building was justified partly as an 
annexe but also a garage for storage of garden equipment. At least 50% of the 
permitted floorspace had nothing at all to do with the annexe accommodation.  
There is no mention in the supporting information that these needs no longer 
exist. The removal of the need for the annexe accommodation does not, 
therefore, address all of the elements which justified the building in the first 
instance. In light of the above there can be no justification for the development 
as proposed. 
 
The applicant has failed to provide a justification to show that all elements of the 
building are no longer required and without such evidence there can, in principle, 
be no support for the scheme.  In addition, the scale and design of the proposals 
will create a substantial property far greater in terms of footprint and floorspace 
than currently exists, again contrary to established policies. The increased 
intensity of residential use will lead to further erosion of the character of the site 
as evidenced by the attempt to create an additional access through the wall 
along Ecton Lane. 
 
The proposals are unjustified and represent a clear attempt to manipulate the 
planning system and I trust, therefore, that the Council will reject the application 
for the reasons identified.” 

 
ASSESSMENT: 
There is only one issue in this case.  This is to consider whether the proposed 
development is acceptable in the open countryside in the light of development plan 
policies and if not, whether there are material considerations that ought to be taken into 
account and give the proposal such weight at the expense of development plan 
policies. 
 
The applicant acknowledges that the annex lies outside the Village Policy Line for 
Sywell.  As a result, there is a need to assess the reasons advanced for the intended 
severance of the annex plot from the main dwelling and whether or not these constitute 
sufficient material considerations that outweigh development plan policies. 
 
The applicant contacted the planning office a couple of months ago to ascertain the 
status of the annex.  As previously stated, it was mentioned that the elderly relatives 
which the annex was originally intended to accommodate are now very frail and in need 
of extensive care in a nursing home.  Amongst other things, the issue of letting was 
discussed and advice was given that this would be a breach unless it is occupied by 
members of the same household.  The annex is for purposes incidental to the 
enjoyment of the existing household.  Letting the building may involve separate utility 
provisions and bills. 
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The development plan strategy is to focus growth in the town of Wellingborough. In the 
rural areas, development will be focused on villages that perform a sustainable local 
service centre role. Development will take place within village boundaries.  
Development adjoining boundaries will only be justified where it is required to meet a 
clearly demonstrated local need (CSS Policy 1).  New housing is expected to be 
focused in the growth towns, limited in the villages and restricted in the open 
countryside (CSS Policy 10). 
 
The Local Plan establishes village policy lines within which development will normally 
be permitted (Policy G4).  The site lies outside the policy line for Sywell and is therefore 
deemed to be in the open countryside where development will not normally be 
permitted (Policy G6).  One exception to this is where the proposal is solely to meet an 
identified need for affordable housing (Policy H9) - which is not the position with the 
current application.  The proposal is, therefore, contrary to policies in the Development 
Plan.  
 
The reasons advanced for the application are noted, but on balance these do not 
outweigh the need to safeguard the countryside and should be refused.  A number of 
representations have cited precedence as one reason for objecting to the proposal.  
Planning law requires each application on its own merits and therefore the risk of 
setting a precedent would not be a valid reason for declining consent. 
 
The proposed alterations and extensions are acceptable in design and aesthetic terms 
and would have no adverse impact on the neighbouring occupiers.  The proposed new 
access is deemed satisfactory by the highway authority subject to the imposition of 
conditions concerning visibility matters and transfer of debris onto the highway.  
However, as they form part of one application, regrettably, consent would have to be 
declined. 
 
RECOMMENDATION:  
Refuse permission for the following reason: 
 
 
1. The proposal represents an unacceptable development in the open countryside 

and in the absence of material considerations that outweigh the relevant 
development plan policies, the proposal conflicts with Policies 1 (Strengthening 
The Network of Settlements of the North Northamptonshire Core Spatial 
Strategy; and Policy G6 (The Open Countryside) of the Wellingborough Local 
Plan. 

 
 

POLICY G6 
 
DEVELOPMENT IN THE OPEN COUNTRYSIDE WILL NOT BE GRANTED 
PLANNING PERMISSION UNLESS: 
 
1. IT CANNOT BE ACCOMMODATED OTHER THAN IN THE OPEN 
COUNTRYSIDE; 
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2. IT INVOLVES NO MORE THAN A LIMITED NUMBER OF BUILDINGS OR 
STRUCTURES AND THESE ARE SMALL SCALE; 
 
3. IT INCLUDES LANDSCAPE SCREENING, AS APPROPRIATE, AND ALL 
BUILDINGS AND STRUCTURES ARE DESIGNED, SITED AND OF 
MATERIALS TO MINIMISE ADVERSE IMPACT UPON THE INTRINSIC 
CHARACTER OF THE COUNTRYSIDE; 
 
4. IT WILL NEITHER INDIVIDUALLY NOR CUMULATIVELY WITH EXISTING 
OR PROPOSED DEVELOPMENT, RESULT IN A LOCAL PROLIFERATION OF 
NEW BUILDINGS OR STRUCTURES; 
 
5. WHEN IT INVOLVES A USE WHICH IS PRINCIPALLY TO SERVE THE 
TOWN, IT IS LOCATED IN IMMEDIATE PROXIMITY TO EXISTING OR 
PROPOSED URBAN DEVELOPMENT; AND 
 
6. IT WILL NOT RESULT IN THE URBAN GROWTH OF NORTHAMPTON TO 
ITS EAST OR WELLINGBOROUGH TO ITS WEST. 
 
Policy 1: Strengthening the Network of Settlements  
 
To achieve greater self-sufficiency for North Northamptonshire as a whole, 
development will be principally directed towards the urban core, focused on the 
three Growth Towns of Corby, Kettering and Wellingborough.  The smaller towns 
of Burton Latimer, Desborough, Higham Ferrers, Irthlingborough, Rothwell and 
Rushden will provide secondary focal points for development within this urban 
core.  The emphasis will be on regeneration of the town centres, through 
environmental improvements and new mixed use developments, incorporating 
cultural activities and tourism facilities, in order to provide jobs and services, 
deliver economic prosperity and support the self sufficiency of the network of 
centres.  New sustainable urban extensions to the growth towns will provide 
major locations for housing and employment growth and reinforce the roles of 
these settlements.  
 
Development in the rural north east will be mainly directed to a rural service 
spine comprising the Rural Service Centres of Oundle, Raunds and Thrapston, 
with a secondary focus at the Local Service Centre of King's Cliffe.  This will be 
supported by the regeneration of Raunds town centre, the enhancement of 
Thrapston and Oundle town centres and improvements to public transport to link 
the service centres with their wider hinterlands. 
 
In the remaining rural area development will take place on sites within village 
boundaries, subject to criteria to be set out in development plan documents. 
Development adjoining village boundaries will only be justified where it involves 
the re-use of buildings or, in exceptional circumstances, if it can be clearly 
demonstrated that it is required in order to meet local needs for employment, 
housing or services. Development will be focussed on those villages that perform 
a sustainable local service centre role. 
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INFORMATIVE: 
The decision relates to the following drawings:  
Drawing Number/s:      Date Received: 
Site location plan, 11-199-01 & 11-199-02   31/10/2011 
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BOROUGH COUNCIL OF WELLINGBOROUGH   AGENDA ITEM 
 
OTHER BOROUGH 
 
Planning Committee        04/01/2012 
 
Report of the Head of Planning and Development 
 
APPLICATION REF: 
 

WP/2011/0557/OB 

PROPOSAL: 
 

Replacement of extant planning permission 04/02395/VAR 
Variation of conditions 1, 3, 5, 12 and 13 of 
EN/02/00218/OUT in order to submit revised masterplan 
and allow the phased submission of reserved matters 
dated 21/01/2005. 
 

LOCATION: 
 

Adjacent Skew Bridge Ski Slope, Northampton Road, 
Rushden.  NN10 6AP 
 

APPLICANT: 
 

Rushden Parks and Lakes Limited. 

 
The proposal is an East Northamptonshire Council matter and the application is 
referred to the Planning Committee as a consultee.  
 
 
PROPOSAL AND DESCRIPTION OF SITE:  
As described above. 
 
This planning application consultation is submitted in support of a planning application 
to replace an extant planning permission, in order to extend the time limit for 
implementation- known as an Article 10B(b) application.  The application relates to land 
to the north of Skew Bridge roundabout, located on the A45 Northampton Road in 
Rushden, East Northamptonshire.  The application seeks an extension of time to 
implement the extant permission EN/04/02395/VAR and the following reserved matters 
approvals; 
 
• EN/07/02469/REM/PGHS  • EN/07/02474/REM/PGHS 
• EN/07/02470/REM/PGHS  • EN/07/02475/REM/PGHS 
• EN/07/02471/REM/PGHS • EN/07/02476/REM/PGHS 
• EN/07/02472/REM/PGHS  • EN/07/02477/REM/PGHS 
• EN/07/02473/REM/PGHS 
 
Application EN/04/02395/VAR was approved on 21 January 2005 for the variation of 
conditions 1, 3, 5, 12 and 13 of EN/02/00218/OUT in order to submit revised 
masterplan and allow the phased submission of reserved matters.  The reserved 
matters applications listed above were all approved on 16 April 2008.  Condition 4 on 
the variation permission states that ‘the development hereby permitted shall be begun 
before the expiration of five years from the date of this permission, or before the 
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WP/2011/0577/OB



expiration of two years from the date of approval of the last of the reserved matters to 
be approved, whichever is the later’. 
 
At present, development shall be begun before 16 April 2010 (two years from the date 
of approval of the reserved matters applications) in order to implement the extant 
planning permission.  Due to the impact of the current economic downturn, the 
applicant states that further time is required to commence development.  This 
application was submitted following pre-application discussions with senior planning 
officer Stephanie Penney of East Northamptonshire Council.  Arising from advice 
provided in those discussions, meetings were held with Natural England and the 
Highways Agency. 
 
The ability to extend the time limit for implementing an existing planning permission was 
brought into force by the government on 1 October 2009 via the Town and Country 
Planning (General Development Procedure) (Amendments No.3) (England) Order 2009 
(SI 2009 No. 2261).  This measure was introduced in order to make it easier for 
developers and local planning authorities to keep planning permissions alive for longer 
during the economic downturn so that they can more quickly be implemented when 
economic conditions improve. According to the guidance provided, this procedure 
allows applicants to apply to their local planning authority for a new planning permission 
to replace an existing permission which is in danger of lapsing, in order to obtain a 
longer period in which to begin the development.  The outcome of a successful 
application will be a new permission with a new time limit attached. 
 
The guidance confirms the application submission should comprise an application form 
and a planning fee, and that it is open to local planning authorities to seek further 
information in support of the application (paragraph 13).  This application comprises the 
application form, planning fee and a Planning Statement.  In addition, arising from the 
pre-application discussions with ENC (the local planning authority), Natural England, 
this planning application also comprises a Supplementary Environmental Statement 
addressing matters which require updating, since the variation application was 
approved. 
 
The site area extends to approximately 30ha and is a prominent brownfield site on the 
outskirts of Rushden. The application site was formerly used for leisure and recreational 
purposes and included a country club and a ski slope, however the site is now vacant of 
development and is characterised by a mixture of rough grassland and hardstanding 
with a large mound of earth located towards the centre of the site which was the former 
ski slope.  The site is strategically located on one of the main aerial routes through 
Northamptonshire, the A45.  The site is a gateway site located to the north of the town 
of Rushden.  The site has been subject to a number of planning applications which are 
documented in previous application files held by ENC (local planning authority). 
 
The applicant is respectfully requesting that should planning permission be granted, the 
permission be extended for a length of time in accordance with Section 92 of the Town 
and Country Planning Act 1990. 
 
RELEVANT PLANNING HISTORY: 
None as this site lies outside the administrative boundary of Wellingborough Borough 
Council. 
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NATIONAL AND LOCAL PLANNING POLICY: 
National and Regional Policy 
As this application is being determined by East Northamptonshire Council (ENC) then 
compliance with national and regional policies rests with ENC.  Policies that should be 
considered in ENC’s judgement are opined to include the following (non-exhaustive): 
• Planning Policy Statement 1 (PPS1) - Delivering Sustainable Development 

(2005) 
• Planning Policy Statement:  Planning and Climate (Supplement to PPS 1) - 

(2007) 
• Planning Policy Statement 4 (PPS4) - Sustainable Economic Growth (2009) 
• Planning Policy Statement 7 (PPS7) -  Sustainable Development in Rural Areas 

(2004) 
• PPS9 Biodiversity and Geological Conservation 
• PPS10 Planning for Sustainable Waste Management 
• Planning Policy Guidance 13 (PPG13) - Transport (2001) 
• PPS23 Planning and Pollution Control 
• PPG24 Planning for Noise 
• PPS25 Development and Flood Risk 
 
Local Policy 
The relevant local planning policies with which this consultation response report 
concerns itself with are detailed below. 
 
North Northamptonshire Core Spatial Strategy (CSS) 2008: 
• Policy 1: Strengthening the Network of Settlements; 
• Policy 3: Connecting the Urban Core; 
• Policy 6: Infrastructure delivery and developer contributions; 
• Policy 8: Delivering Economic Prosperity: 
• Policy 9 : Distribution and Location of Development; 
• Policy 11: Distribution of Jobs: 
• Policy 12: Distribution of Retail Development 
• Policy 13: General Sustainable Development Principles; 
• Policy 14: Energy Efficiency and Sustainable Construction. 
 
SUMMARY OF REPLIES TO CONSULTATIONS/REPRESENTATIONS RECEIVED: 
Wellingborough Council Planning Policy Service – following the explanation given from 
ENC we have no comments to make on this application. 
 
No further consultation undertaken as this is an ‘other borough’ planning application 
consultation only. 
 
ASSESSMENT: 
The material planning considerations are: 
 
• Compliance with policy; 
• Other material planning matters. 
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Compliance with (local) policy 
The CSS policies 1, 3, 6, 8, 9, 11, 12, 13 and 14 are considered to be appropriate for 
this proposed type of development and the determining planning authority should have 
regard to them.  Whilst the development is outside this Council’s jurisdiction, detailed 
consideration of how the development complies with these policies is hindered by the 
limitation of performing comprehensive consultation.  However, the submitted details 
are considered to comply with the general principles of the policies. 
 
Other material planning matters 
Other material planning matters that ENC should endeavour to explore during their 
consultation exercise with the relevant consultees prior to determining this application 
are considered to be: 
 
• Effect on the town centre retail provision of Rushden and Wellingborough 
• Effect on visual amenity and character of the area 
• Crime and disorder 
• Biodiversity 
• Traffic, Access and Highway Safety 
 
Conclusion 
Subject to adequate and appropriate use of planning conditions and obligations, where 
considered necessary, to mitigate any perceived issues outlined under the section 
Other material planning matters above, there are considered to be no substantive 
reasons to object to the grant of planning permission for the development as proposed. 
 
RECOMMENDATION: 
Offer no objection to the proposal. 
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4th January 2012 
 
 

AGRICULTURAL DETERMINATION NOTICE 
 
 
Application No. 
Decision 

Applicants 
Name 

Location of Proposal 
Description of Proposal 

 
WP/2011/0504/AG 
Agreed 
 

 
Mr David Hutchinson,  
P J Hutchinson. 

 
Manor Farm, London Road, 
Strixton, Wellingborough. 
Part open agricultural barn to 
provide shelter for machinery 
(agricultural). 
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4th January 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/2010/0369/O 
AC 
 

 
Mr Keith Badrick  

 
Three Fields Farm, 46 
Harrold Road, Bozeat.  
Outline application for the 
erection of an agricultural 
dwelling with access 
arrangement to be 
determined at this stage and 
other matters reserved. 

 
WP/2010/0401/FM 
AC 
 

 
East Midlands Housing 
Association Limited 

 
Laundry Premises, Buckwell 
End/Short Lane,  
Wellingborough. 
23 dwelling units comprising 
of 4 maisonette flats, 1 
bungalow, 8 three bedroomed 
houses and 10 two 
bedroomed houses and 
associated external works. 
Amendment to layout and 
design. 

 
WP/2011/0304/LB 
APPROVED 
 

 
Miss Tracey Angus  

 
15 Berry Green Road, 
Finedon.  
Replace 4 second floor 
windows on front elevation.  
(Application for a Listed 
Building Consent). 

 
WP/2011/0365/RVC 
APPROVED 
 

 
Mr Kamlesh Vaitha  
East Midlands Housing Group

 
21 to 55 (odd), 28 to 44 
(even) Kingfisher Close,  
Wellingborough. 
Variation of condition 1 of 
planning permission 
WP/2010/0372/FM to make 
the condition non-personal 
and generic. 
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Application No. 
Decision 

 
Applicant’s Name 

Location of Proposal 
Description of Proposal 

 
WP/2011/0400/F 
APPROVED 
 

 
Mr Connor Crane  
Emotion Energy 
(Bournemouth) Limited 

 
Wellingborough Bowling Club, 
Hatton Street,  
Wellingborough. 
To install a 49.5kw Solar PV 
System on flat roof area of 
the bowling club.  This will 
comprise of 200 solar panels 
affixed to the roof by means 
of rails.  Additional plans and 
information.  Amended Plan 
and Design and Access 
Statement (see amended 
description). 

 
WP/2011/0444/F 
APPROVED 
 

 
Wellingborough Homes 

 
2a Cambridge Street,  
Wellingborough. 
Fitting of roller style security 
shutter to front elevation of 
building.  Similar style as 
shutter fitted to adjacent 
property to the left of 2a.  
Black powder coated with 
punched centre laths. 

 
WP/2011/0446/F 
AC 
 

 
Mr Gerald Bailey  

 
Newlands Farm, Hardwick 
Village, Hardwick. 
Proposed installation of 204 
solar photovoltaic modules 
across the pitched roofs of 
three different barns. 

 
WP/2011/0456/F 
AC 
 

 
Mr Daniel Brewster  

 
34 Gisburne Road,  
Wellingborough. 
Proposed new dwelling on 
land adjacent to no. 34 
Gisburne Road. 

 
WP/2011/0458/F 
AC 
 

 
Mr John Fenner  

 
143 Torrington Crescent  
Wellingborough 
Single storey extension to the 
side of bungalow 
incorporating a garage and a 
third bedroom/en-suite. 

 
WP/2011/0460/F 
AC 
 

 
Mr Peter Hawtin  

 
50 Muirfield Road,  
Wellingborough. 
Ground floor extension to 
rear. 
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Application No. 
Decision 

 
Applicant’s Name 

 
Location of Proposal 
Description of Proposal 

 
WP/2011/0464/F 
AC 
 

 
Mr Rodney Baker  

 
8 Glenfield Drive, 
Great Doddington. 
Demolition of existing garage.  
Extension to provide new 
garage and living 
accommodation.   
Amended Plans. 

 
WP/2011/0471/F 
AC 
 

 
Mr Andy Kirk  

 
45 Sunnyside, Earls Barton.  
Single storey extension to 
rear of property. 

 
WP/2011/0472/F 
AC 
 

 
Mr and Mrs A W F Payne  

 
Manor Cottage, 12 North 
Street, Mears Ashby.  
Erection of attached garden 
room to front of existing 
dwelling. 

 
WP/2011/0473/F 
AC 
 

 
Mr A and L Goodman-
Smith/Cantopher  

 
14 Hardwater Road,  
Great Doddington.  
Amendments to planning 
approval WP/2011/0235/F;  
Replacement dwelling and 
detached garage 
incorporating:  A change in 
the roof pitch from 22 degrees 
as approved to 28 degrees 
resulting in an increased ridge 
height of 44cm and the eaves 
lowered by 51cm.  Wall, 
fenestration and door 
positions as alterations on 
each side of the house but 
mainly on the north-east front 
elevation.  Roof velux window 
deleted and an additional flue 
on west side elevation. 

 
WP/2011/0474/AV 
AC 
 

 
Mrs Carolyn Palot-Watts 
Carolyn's Collection 

 
4b (1st floor only) The 
Square, Earls Barton. 
Display of 1 x non-illuminated 
fascia sign and 1 x non-
illuminated sign by the side 
door entrance. 

 
WP/2011/0476/FCOU 
APPROVED 
 

 
Mr H Ganatra  
Ganatra Investments Limited 

 
Second Floor, 40 Market 
Street, Wellingborough. 
Change of use of 2nd floor 
from D2 (Snooker Hall) to B1 
(Offices). 
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Application No. 
Decision 

 
Applicant’s Name 

Location of Proposal 
Description of Proposal 

 
WP/2011/0480/F 
APPROVED 
 

 
Miss Teresa Whitehead  

 
Hardwick Lodge Cottage, 
Hardwick Village, Hardwick. 
2ft trellis to be added on top 
of the existing 6ft fence panel 
(retrospective application). 

 
WP/2011/0481/F 
AC 
 

 
Mr Rob Payne  

 
13 Hardwick Village, 
Hardwick. 
Two storey rear extension 
forming lounge and utility 
room with bedroom and en-
suite to first floor. 

 
WP/2011/0482/F 
AC 
 

 
Mr David Watford  

 
87a Wellingborough Road, 
Finedon. 
Rebuilding of kitchen/toilet 
facility to rear of shop 
premises (existing in very 
poor condition). 

 
WP/2011/0483/F 
AC 
 

 
Jade of Wollaston 

 
1 Little Lane, Wollaston. 
Conservatory extension to the 
annexe. 

 
WP/2011/0485/F 
AC 
 

 
Mr Peter Flood  

 
110 The Pyghtle,  
Wellingborough. 
Conservatory to rear. 

 
WP/2011/0491/AV 
AC 
 

 
HSBC Corporate Real Estate 

 
47 Market Street,  
Wellingborough. 
2 no. replacement fascia 
signs (differing in style). 

 
WP/2011/0492/F 
AC 
 

 
Seagrave Developments 
Limited 

 
99 Overstone Road, Sywell. 
Demolition of existing 
bungalow and erection of two 
detached dwellings with 
integral garages. 

 
WP/2011/0494/F 
APPROVED 
 

 
Mr Gary Biddle  

 
7a Kettering Road, Isham. 
New porch to front of 
dwelling. 

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 Development, Croyland Abbey, Tithe Barn 
Road, Wellingborough. 
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Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 08/12/2011 

Name & Address 
Description 

FP/2011/0607/    A Chris Dunn  
Ricoh Products Limited  
70 Sinclair Drive  
Wellingborough  
Northants 

Phase I - Installation of dock  
platform to the east of the property. 
Phase II - Construction and  
installation of single skin profiled  
metal shed to the north of the site  
site. Phase III - Installation of  
mezzanine solely for the use of  
storage within the north east  
warehouse within the property.  
Additionally - Installation of  
partitions forming changing area 

REJECTED 

FP/2011/1886/ 
 
Mr R Warwick  
1 New Street  
Irchester  
 

Conversion into a dwelling 

 APPROVED C 

PS/2011/1936/ Kettering Borough Council 
Municipal Offices  
Bowling Green Road  
Kettering 

2 new builds - semi detached 

APPROVED 

FP/2011/1953/ Northamptonshire County  
Council 
County Hall  
Guildhall Road  
Northampton 

Repairs, roofing and minor internal 
refurbishments 

APPROVED 
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Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 08/12/2011 

Name & Address 
Description 

PS/2011/1956/ Kettering Borough Council 
Municipal Offices  
Bowling Green Road  
Kettering 

Extension to form 3 new  
classrooms, multi use space, group 
room, additional WC facilities and  
external stores 

APPROVED C 

PS/2011/1959/ Kettering Borough Council 
Municipal Buildings  
Bowling Green Road  
Kettering 

Structural repair and  
refurbishments 

APPROVED 

FP/2011/2039/ Grant Timms  
15 Milton Road  
Little Irchester  
Northants 

Two storey side and single storey  
rear extension to provide kitchen,  
utility room and study, with master 
bedroom and en-suite over. 

APPROVED C 

PS/2011/2052/ Northamptonshire County  
Council 
Children and Young  
Peoples Services  
Room 15  
County Hall 

Provision of new internal  
regeneration kitchens and external 
kitchen POD's APPROVED 

PS/2011/2054/ Northamptonshire County  
Council 
Children and Young  
Peoples Services  
Room 15  
County Hall 

Provision of new internal  
regeneration kitchen and external  
kitchen POD's APPROVED C 

- 111 -



Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 08/12/2011 

Name & Address 
Description 

PS/2011/2131/ East Northants Council 
Cedar Drive  
Thrapston  
Northants 

Single storey rear extension with  
hipped roof 

APPROVED C 

PS/2011/2134/ Northamptonshire Borough  
Council  
  
 

Repair to fire damaged roof 

APPROVED 

PS/2011/2135/ Corby Borough Council 
The Corby Cube  
George Street  
Corby 

Alterations and extensions to  
workshop building to create welfare 
block APPROVED C 

BN/2011/2139/ Mr D Young  
  
  
 

Removal of existing internal wall,  
installation of RSJ 

ACCEPTED 

FP/2011/2140/ Mr N Arrowsmith  
57 The Drive  
Wellingborough  
 

Two storey rear extension 

APPROVED 
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Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 08/12/2011 

Name & Address Description 

FP/2011/2143/ Mr P Hurd  
18 Orchard Road  
Finedon  
Wellingborough 

Single storey extension 

APPROVED C 

PS/2011/2146/ Northamptonshire County  
Council 
P O Box 128  
County Hall  
Northampton 

New dining hall/kitchen/reception to 
existing school 

APPROVED 

BN/2011/2148/ Mr Shawn Burton  
73 Hinwick Road  
Wollaston  
 

Garage conversion and installation 
of wood burning stove 

ACCEPTED 

DI/2011/2149/ Miss E Weedon  
19 Charles Robinson Court  
Wellingborough  
 

L/A bathroom 

ACCEPTED 

DI/2011/2150/ Mrs G Quick  
  
  
 

L/A bathroom 

ACCEPTED 
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Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 08/12/2011 

Name & Address Description 

DI/2011/2152/ Mrs P Gaitskill  
8 Wharton Close  
Wellingborough  
 

Level access shower room 

ACCEPTED 

DI/2011/2153/ Mrs B Loakes  
  
  
 

Conversion of bathroom into a  
shower room 

ACCEPTED 

FP/2011/2156/ Mr J Pal  
28a Weavers Road  
Wellingborough  
 

Three bedroom house, attached to 
existing property 

APPROVED C 

BN/2011/2160/ Mr Steve Gregory  
21 King Street  
Earls Barton  
Northants 

Complete re-wire of the domestic  
property including a full inspection 
and test to BS7671 ACCEPTED 

DI/2011/2182/ Mr Hustwait  
Jubilee Crescent  
Wellingborough 

Wet room (disabled adaption) 

ACCEPTED 
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Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 08/12/2011 

Name & Address 
Description 

BN/2011/2186/ Wellingborough Homes 
12 Sheep Street  
Wellingborough  
Northants 

Re-roofing 

ACCEPTED 

BN/2011/2187/ Wellingborough Homes 
12 Sheep Street  
Wellingborough  
Northants 

Re-roofing 

ACCEPTED 

BN/2011/2188/ Wellingborough Homes 
12 Sheep Street  
Wellingborough  
Northants 

Re-roofing 

ACCEPTED 

BN/2011/2189/ Wellingborough Homes 
12 Sheep Street  
Wellingborough  
Northants 

Re-roofing 

ACCEPTED 

BN/2011/2190/ Wellingborough Homes 
12 Sheep Street  
Wellingborough  
Northants 

Re-roofing 

ACCEPTED 
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Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 08/12/2011 

Name & Address 
Description 

BN/2011/2191/ Wellingborough Homes 
12 Sheep Street  
Wellingborough  
Northants 

Re-roofing 

ACCEPTED 

BN/2011/2192/ Wellingborough Homes 
12 Sheep Street  
Wellingborough  
Northants 

Re-roofing 

ACCEPTED 

BN/2011/2193/ Wellingborough Homes 
12 Sheep Street  
Wellingborough  
Northants 

Re-roofing 

ACCEPTED 

BN/2011/2194/ Wellingborough Homes 
12 Sheep Street  
Wellingborough  
Northants 

Re-roofing 

ACCEPTED 

BN/2011/2195/ Wellingborough Homes 
12 Sheep Street  
Wellingborough  
Northants 

Re-roofing 

ACCEPTED 

- 116 -



Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 08/12/2011 

Name & Address Description 

BN/2011/2196/ Wellingborough Homes 
12 Sheep Street  
Wellingborough  
Northants 

Re-roofing 

ACCEPTED 

BN/2011/2197/ Wellingborough Homes 
12 Sheep Street  
Wellingborough  
Northants 

Re-roofing 

ACCEPTED 

BN/2011/2198/ Wellingborough Homes 
12 Sheep Street  
Wellingborough  
Northants 

Re-roofing 

ACCEPTED 

BN/2011/2199/ Wellingborough Homes 
12 Sheep Street  
Wellingborough  
Northants 

Re-roofing 

ACCEPTED 

BN/2011/2200/ Wellingborough Homes 
12 Sheep Street  
Wellingborough  
Northants 

Re-roofing 

ACCEPTED 

- 117 -



Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 08/12/2011 

Name & Address Description 

BN/2011/2201/ Wellingborough Homes 
12 Sheep Street  
Wellingborough  
Northants 

Re roofing 

ACCEPTED 

BN/2011/2202/ Wellingborough Homes 
12 Sheep Street  
Wellingborough  
Northants 

Re roofing 

ACCEPTED 

BN/2011/2203/ Wellingborough Homes 
12 Sheep Street  
Wellingborough  
Northants 

Re roofing 

ACCEPTED 

BN/2011/2204/ Wellingborough Homes 
12 Sheep Street  
Wellingborough  
Northants 

Re roofing 

ACCEPTED 

BN/2011/2205/ Wellingborough Homes 
12 Sheep Street  
Wellingborough  
Northants 

Re roofing 

ACCEPTED 
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Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 08/12/2011 

Name & Address Description 

BN/2011/2206/ Wellingborough Homes 
12 Sheep Street  
Wellingborough  
Northants 

Re roofing 

ACCEPTED 

BN/2011/2207/ Wellingborough Homes 
12 Sheep Street  
Wellingborough  
Northants 

Re roofing 

ACCEPTED 

BN/2011/2208/ Wellingborough Homes 
12 Sheep Street  
Wellingborough  
Northants 

Re roofing 

ACCEPTED 

BN/2011/2209/ Wellingborough Homes 
12 Sheep Street  
Wellingborough  
Northants 

Re roofing 

 ACCEPTED 

BN/2011/2210/ Wellingborough Homes 
12 Sheep Street  
Wellingborough  
Northants 

Re roofing 

ACCEPTED 
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Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 08/12/2011 

Name & Address Description 

BN/2011/2211/ Wellingborough Homes 
12 Sheep Street  
Wellingborough  
Northants 

Re roofing 

ACCEPTED 

BN/2011/2212/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2213/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2214/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2215/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 
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Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 08/12/2011 

Name & Address 
Description 

BN/2011/2216/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2217/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2218/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2219/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2220/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 
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Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 08/12/2011 

Name & Address Description 

BN/2011/2221/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2222/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2223/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2224/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2225/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 
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Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 08/12/2011 

Name & Address Description 

BN/2011/2226/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2227/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2228/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2229/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2230/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 
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Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 08/12/2011 

Name & Address Description 

BN/2011/2231/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2232/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2233/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2234/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2235/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 
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Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 08/12/2011 

Name & Address Description 

BN/2011/2236/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2237/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2238/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2239/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2240/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 
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Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 08/12/2011 

Name & Address Description 

BN/2011/2241/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2242/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2243/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2244/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2245/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 
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Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 08/12/2011 

Name & Address Description 

BN/2011/2246/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2247/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2248/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2249/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2250/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 
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Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 08/12/2011 

Name & Address Description 

BN/2011/2251/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2252/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2253/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2254/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2255/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 
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Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 08/12/2011 

Name & Address Description 

BN/2011/2256/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2257/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2258/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2259/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2260/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 
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Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 08/12/2011 

Name & Address Description 

BN/2011/2261/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2262/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2263/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2264/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2265/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 
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Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 08/12/2011 

Name & Address Description 

BN/2011/2266/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2267/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2268/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2269/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2270/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 
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Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 08/12/2011 

Name & Address Description 

BN/2011/2271/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2272/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2273/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2274/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2275/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 
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Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 08/12/2011 

Name & Address Description 

BN/2011/2276/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2277/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2278/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2279/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2280/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 
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Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 08/12/2011 

Name & Address Description 

BN/2011/2281/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2282/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2283/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2284/     
Wellingborough Homes  
  
 

Re roofing works 

 ACCEPTED 

BN/2011/2285/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 
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Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 08/12/2011 

Name & Address Description 

BN/2011/2286/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2287/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2288/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2289/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2290/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 
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Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 08/12/2011 

Name & Address Description 

BN/2011/2291/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2292/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2293/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2294/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2295/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 
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Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 08/12/2011 

Name & Address Description 

BN/2011/2296/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2297/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2298/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2299/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2300/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 
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Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 08/12/2011 

Name & Address Description 

BN/2011/2301/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2302/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2303/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2304/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2305/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 
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Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 08/12/2011 

Name & Address Description 

BN/2011/2306/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2307/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2308/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2309/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2310/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 
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Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 08/12/2011 

Name & Address Description 

BN/2011/2311/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2312/ Wellingborough Homes  
  
 

Re roofing works 

ACCEPTED 

BN/2011/2313/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2314/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2315/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 
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Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 08/12/2011 

Name & Address Description 

BN/2011/2316/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2317/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2318/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2319/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2320/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 
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Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 08/12/2011 

Name & Address Description 

BN/2011/2321/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2322/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2323/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2324/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2325/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 
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Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 08/12/2011 

Name & Address Description 

BN/2011/2326/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2327/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2328/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2329/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2330/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 
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Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 08/12/2011 

Name & Address Description 

BN/2011/2331/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2332/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2333/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2334/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2335/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 
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Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 08/12/2011 

Name & Address Description 

BN/2011/2336/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2337/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2338/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2339/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2340/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 
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Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 08/12/2011 

Name & Address Description 

BN/2011/2341/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2342/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2343/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2344/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2345/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 
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Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 08/12/2011 

Name & Address Description 

BN/2011/2346/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2347/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2348/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2349/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2350/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 
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Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 08/12/2011 

Name & Address Description 

BN/2011/2351/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2352/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2353/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2354/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2355/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 
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Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 08/12/2011 

Name & Address Description 

BN/2011/2356/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2357/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2358/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2359/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2360/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 
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Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 08/12/2011 

Name & Address Description 

BN/2011/2361/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2362/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2363/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2364/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2365/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 
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Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 08/12/2011 

Name & Address Description 

BN/2011/2366/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2367/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2368/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2369/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2370/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 
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Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 08/12/2011 

Name & Address Description 

BN/2011/2371/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2372/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2373/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2374/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2375/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 
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Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 08/12/2011 

Name & Address Description 

BN/2011/2376/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2377/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2378/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2379/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2380/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 
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Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 08/12/2011 

Name & Address Description 

BN/2011/2381/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2382/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2383/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2384/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2385/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 
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Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 08/12/2011 

Name & Address Description 

BN/2011/2386/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2387/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2388/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2389/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2390/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 
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Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 08/12/2011 

Name & Address Description 

BN/2011/2391/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2392/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2393/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2394/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2395/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 
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Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 08/12/2011 

Name & Address Description 

BN/2011/2396/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2397/    
Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2398/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2399/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2400/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

- 157 -



Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 08/12/2011 

Name & Address Description 

BN/2011/2401/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2402/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2403/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2404/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

BN/2011/2405/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 
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Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 08/12/2011 

Name & Address Description 

BN/2011/2406/ Wellingborough Homes  
  
 

Re-roofing works 

ACCEPTED 

DI/2011/2408/ Mrs Lawson  
147 Queensway  
Wellingborough  
 

Level access shower room 

ACCEPTED 

BN/2011/2409/ Mr John Fenlon  
95 The Pyghtle  
Wellingborough  
 

Take out internal wall in kitchen, put 
in new beam. New patio doors in  
living room and new beam ACCEPTED 

DI/2011/2410/ Mr Pearcey  
24 Earls Barton Road  
Great Doddington  
 

Conversion of existing rear  
outhouse into a shower room 

ACCEPTED 

FP/2011/2411/ Mr Amit Chhatralia  
Debdale Road  
Wellingborough 

Demolition of utility room and side 
access to form new kitchen 

APPROVED C 
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Application No. 

PLANNING COMMITTEE - BUILDING REGULATION DECISIONS ISSUED

 APPLICATIONS DEALT WITH 

 APPLICATION DECISIONS  BOROUGH OF WELLINGBOROUGH  Date: 08/12/2011 

Name & Address Description 

DI/2011/2412/ Mrs Plumber  
16 Thirlmere  
Wellingborough  
 

Level access shower room 

ACCEPTED 

DI/2011/2413/ Mrs Bull  
18 Havelock Street  
Wellingborough  
 

Level Access Shower room 

ACCEPTED 

BN/2011/2414/ Regal Care Homes Limited 
129/131 Foxley Lane  
Purley  
Surrey 

New doorway into lounge/dining  
room Grnd Floor 

ACCEPTED 

BN/2011/2521/ Mr Derek Atkinson  
5 Moorlands  
Wellingborough  
 

Garage conversion 

ACCEPTED 

FP/2011/2523/ Mrs Prajapati  
2 Gordon Road  
Wellingborough  
 

Single storey rear extension 

APPROVED 
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