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Purpose of this document 

This document has been prepared by East Northamptonshire Council primarily to provide 
guidance on extensions to residential properties in situations where they require Planning 
Permission. However, some of the design principles in it can also be applied to situations 
where extensions are being constructed under ‘Permitted Development Rights’ if the 
property owner wishes to have some guidance at that time. 

It is aimed at agents and residents to help when designing extensions. It will also be used by 
Planning Officers in assessing applications. It is proposed that it will supplement Policies 2 
and 8 of the adopted North Northamptonshire Joint Core Strategy and those within 
Neighbourhood Plans all of which are currently a consideration in determining applications 
for Planning Permission and Listed Building Consent. 

At the time of preparing this document the ‘made’ Neighbourhood Plans which contain 
design Policies to consider in relation to extensions are as follows: Barrowden and Wakerley 
(BW6), Brigstock (Policy B16), Glapthorn (Policy 10), King’s Cliffe (Policies BE1 and BE2), 
Higham Ferrers (Policies HF.DE1 and HF.DE2), Raunds (Policy R2), Rushden (Policy EN1), 
Stanwick (Policies HTG1, HTG2 and HTG3) and Warmington (W3).   

If you would like to receive this publication in 
an alternative format (large print, tape format 
or other languages) please contact us on 01832 
742000. 
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Detailed considerations 

When considering applications for extensions to residential properties, the Council will look 
at six main issues. These form the content of this document and comprise the following 
sections: 

1.0  The design in relation to the existing dwelling – Page 3. 

Includes overarching principles, front extensions, side extensions, implications for garages, 
rear extensions, roof extensions, National Space Standards and Listed Buildings. 

2.0  How an extension fits in with the character of its surroundings – Page 7. 
3.0  Impact on the amenity of adjacent properties – Page 7. 
4.0  Implications for off road parking provision at the property – Page 11. 
5.0  Whether sufficient outside amenity space will remain within the curtilage of the 

property when the works are in place – Page 11. 
6.0  If there are any important trees which are affected by the works – Page 12. 

In addition, those designing extensions are advised to build in measures to combat climate 
change. Section 7.0 on page 12 refers to this. 
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1.0 The design in relation to the existing dwelling. 

Overarching principles 

1.1 In general terms, the size of any extension, the materials, the design of the roof and 
the style and proportions of the windows and doors should complement the existing 
property.  

Front extensions 

1.2 Front extensions should normally only be single storey and should be in proportion to 
the original house so they do not extend too far forwards or be too dominant at the 
front of the property. The roof design should complement the dwelling and be of a 
sympathetic style, normally being of the same geometry as that existing.  

1.3 Generally, a two storey front extension will only be acceptable if it relates to a 
detached property in large grounds. In other circumstances, they are often too 
dominant in the surroundings or they negatively affect the appearance of a terrace or 
pair of semi detached properties. 

Side extensions 

1.4 A side extension is usually set back from the front of a house to maintain the 
proportions of the original dwelling and to avoid difficulties in matching new bricks 
and tiles with old ones. In addition, a side extension that is not set back from the front 
wall can adversely affect the symmetry of a pair of semi detached properties. Set 
backs can also help avoid a terraced effect being created in a street where this is not 
a common characteristic. To take account of the British Standard preferred 
construction modular sizes, a set back of 900mm is usually appropriate in an urban 
context unless specific internal requirements suggest less (such as stair 
arrangements) or a lesser set back is justified externally on design grounds. The only 
circumstances where side extensions in the same plane as the existing façade are 
visually acceptable is where the applicant can demonstrate that the proposed 
extension enhances rather than detracts from the existing design. It is also advisable 
to leave a 1 metre gap to the side boundary. This also helps to avoid a terraced 
effect and will allow continued access from the front of the property to the rear for 
items such as wheelie bins. In addition, to help keep it in proportion with the original 
dwelling, as a general rule, a single storey side extension should not be wider than 
2/3 of the width of the front wall when it was originally built and a two storey side 
extension should be no more than 1/2 the width. 

1.5 The roof design of side extensions should complement the dwelling and be of a 
sympathetic style, normally being of the same geometry as that existing.  The ridge 
should generally be slightly lower than that existing so as to help maintain the 
proportions of the original dwelling. This will help retain the symmetry in a semi 
detached pair. (See Figure 1 which shows the front view of an extension in relation to 
the existing house). 



Adopted 8th June 2020.    4 

Implications for garages 

1.6 It is quite common for a side extension, and occasionally front extensions, to include 
a garage. Where a garage is involved and it faces the highway, the front should be at 
least 5.5 metres from the highway boundary to allow for a vehicle to park in front of it 
whilst the garage door is being opened without overhanging the footpath or road. 
Where a garage door faces a side boundary, the 5.5 metre gap should be increased 
to at least 6 metres in this direction to allow enough room for satisfactory 
manoeuvring into the garage. 

1.7 Garages will need to comply with the minimum sizes recommended in the 
Countywide parking standards which were adopted by the Northamptonshire County 
Council on 6th September 2016. These state single garages should be 3.3 metres 
wide by 6.0 metres long and a double garage should be at least 5.8 metres wide by 
6.0 metres long. (These measurements should be taken internally).  A full copy of this 
document can be viewed via the following link: 

https://www3.northamptonshire.gov.uk/councilservices/northamptonshire-
highways/transport-plans-and-policies/Pages/northamptonshire-parking-
standards.aspx. 

MINIMUM OF 1 METRE FROM SIDE BOUNDARY

FRONT WALL OF EXTENSION SET BACK 1 METRE FROM FRONT OF HOUSE

FIGURE 1 - TWO STOREY SIDE EXTENSION

https://www3.northamptonshire.gov.uk/councilservices/northamptonshire-highways/transport-plans-and-policies/Pages/northamptonshire-parking-standards.aspx
https://www3.northamptonshire.gov.uk/councilservices/northamptonshire-highways/transport-plans-and-policies/Pages/northamptonshire-parking-standards.aspx
https://www3.northamptonshire.gov.uk/councilservices/northamptonshire-highways/transport-plans-and-policies/Pages/northamptonshire-parking-standards.aspx
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Rear extensions 

1.8 Rear extensions should be designed so they are in proportion when compared to the 
depth of the original dwelling. To remain in proportion, the aim should ideally be that 
they are not longer than this depth. A longer rear extension can only be justified 
where there is a large site with no nearby neighbours to be impacted upon in amenity 
terms.  They should also be equal in height or lower when related to the original 
house. Flat roofs should be avoided unless a satisfactory argument can be made for 
them on design grounds and also to address concerns that they are usually more of 
a maintenance liability than pitched ones. 

Roof extensions 

1.9 Extensions to the roof space may involve adding dormers to the property. Dormer 
windows should be of a similar size or be smaller than the windows below them. Flat 
roofed dormers should generally be avoided. They should either be set well into the 
roof or be formed by extending the face of the wall below upwards to form the dormer 
gable. The latter of these is a traditional Northamptonshire style. Dormers should not 
rise above the highest part of the roof.   Any other alterations to the shape of the roof 
should respect the original design and not be too dominant in the surroundings. 

The addition of the dormer 
window (to the left) to match the 
existing single dormer - creating 
a symmetrical appearance.
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National Space Standards 

1.10 In all extensions, in designing any new bedrooms or making existing ones smaller to 
allow access through to other rooms, it is recommended that the minimum sizes 
specified in the document entitled ‘Technical housing standards – nationally 
described space standard’  (Department of Communities and Local Government, 
March 2015) are utilised. These specify that a single bedroom should have a floor 
area of at least 7.5 m2 and a width of at least 2.15 metres and a double bedroom 
should have a floor area of at least 11.5m2. A full copy of this document can be 
viewed via:  

https://www.gov.uk/government/publications/technical-housing-standards-nationally-
described-space-standard. 

Listed buildings 

1.11 There are also additional considerations if a property is a Listed Building or a locally 
designated heritage asset. You will need to make particularly sure that any design 
and materials are sympathetic to the original building. 

1.12 Care is needed with conservatories to ensure any materials which differ from those 
on the existing property are in keeping with it. In addition, works to the historic fabric 
of the property to allow access to any extensions should be kept to a minimum. 

1.13 Listed Building Consent is also required for extensions and related works to Listed 
Buildings. Applications of this nature will require more technical detail about the 
works than Planning Applications. Examples of the extra information that is needed 
include details of the proposed mortar mix and cross sections through windows. 

Example of a 
sympathetically-designed 
and subservient 
extension to a listed 
building

https://www.gov.uk/government/publications/technical-housing-standards-nationally-described-space-standard
https://www.gov.uk/government/publications/technical-housing-standards-nationally-described-space-standard
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2.0 How an extension fits in with the character of the surroundings. 

2.1 An extension should be designed taking account of the characteristics of the 
surrounding area. If there is an established building line for properties in the row 
where the extension is to be built, it should respect it. 

2.2 You should consider items such as common roof shapes, window types/sizes, 
materials and the spacing between properties and try and respect these in the design 
of the extension. 

2.3 If the surroundings are characterised by having a lot of trees or boundary walls of a 
particular style, the works should be designed so as to retain these as much as 
possible. 

Setting of heritage assets 

2.4 If any of the adjacent properties is a Listed Building or locally designated heritage 
asset, any extension will need to be designed and located so that it does not have a 
significant impact on the setting of such a property. 

3.0 Impact on the amenity of adjacent properties. 

3.1 The first consideration is whether an extension will be too dominant in terms of the 
impact on neighbouring properties. To avoid this, extensions should not be too tall 
when they are close to adjacent properties and they should be set in slightly from the 
boundary line. It is best practice that a gap of at least 1 metre is retained as this will 
not only reduce the impact on neighbours but it will allow access for maintenance of 
side walls and guttering without having to go onto adjacent properties. 

The property shows an 
extension designed to match 
and complement the existing 
dwelling.
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3.2 Roofs will ideally be designed to slope down towards the boundary to help minimise 
any impact unless the surrounding situation means that this not necessary or such an 
approach would not be acceptable in the context of the design of the existing 
building. 

3.3 In considering extensions in close proximity to boundaries, regard also has to be had 
to the Party Wall Act 1996. This is a separate issue to the matters which need to be 
taken into account in determining Planning Applications but needs to be taken into 
account when designing extensions as it imposes controls on how works can take 
place on and in close proximity to boundaries. Details are available via the following 
link:  

http://www.legislation.gov.uk/ukpga/1996/40/contents?_ga=2.67764433.1701432371
.1566911961-111181719.1473333911. 

3.4 It is important that an extension does not have a significant impact on the amount of 
light received in adjacent dwellings. With this in mind, extensions which have a side 
wall or roof of less than 3 metres tall should not project beyond a line drawn at 60 
degrees from the middle of the nearest front or rear facing ground floor window or 
glass door serving a habitable room of an adjacent property. (See Figure 2 which 
shows views of extensions from above).  Habitable rooms include kitchens, living 
rooms (lounges), dining rooms and bedrooms but exclude bathrooms, toilets, halls, 
landings and store rooms. 

3.5 As the impact is potentially greater, where there is a side wall or roof higher than 3 
metres, this part of the extension should not extend beyond a line taken at 45 
degrees from the middle of the closest front or rear facing ground floor windows to 

BOUNDARY

60 DEGREES

CLOSEST WINDOW 
OF HABITABLE ROOM

FIGURE 2 - PROPOSED 
EXTENSION WITH SIDE WALL OF 
LESS THAN 3M IN HEIGHT

http://www.legislation.gov.uk/ukpga/1996/40/contents?_ga=2.67764433.1701432371.1566911961-111181719.1473333911
http://www.legislation.gov.uk/ukpga/1996/40/contents?_ga=2.67764433.1701432371.1566911961-111181719.1473333911


Adopted 8th June 2020.    9 

habitable rooms in the adjacent property. (See Figure 3 which shows views of 
extensions from above). 

3.6 Sometimes an extension will be proposed to be built where there are side facing 
windows in the closest adjacent property. If it is established that any windows of this 
nature serve a habitable room and comprise of the main window serving it, the 
design of the extension needs to ensure that it still receives sufficient light taking 
account of the impact that any side boundary treatment and the existing dwelling 
already has. Figure 4 shows how an extension (the hatched area) can be 
accommodated without having a significant impact on the amount of light such a 
window receives. 

3.7 A further consideration is whether there will be any significant increase in overlooking 
towards both windows and gardens of adjacent properties compared to the current 

BOUNDARY

45 DEGREES

CLOSEST WINDOW OF 
HABITABLE ROOM

FIGURE 3 - PROPOSED 
EXTENSION WITH SIDE WALL 
OF MORE THAN 3 METERES 
IN HEIGHT

SIDE FACING WINDOW OF 
ADJACENT PROPERTY

EXTENSION IS WITHIN 
CONFINES OF EXISTING 
DWELLING AND IS SET 
IN FROM THE 
BOUNDARY. 
THEREFORE IT DOES 
NOT SIGNIFICANTLY 
IMPACT ON LIGHT 
RECEIVED AT 
ADJACENT WINDOW

FIGURE 4 - PROPOSED  
EXTENSION REDUCING 
IMPACT ON AMOUNT OF 
LIGHT RECEIVED
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situation. With this in mind, careful consideration needs to be given to the placing of 
any new windows to avoid this. 

3.8 At ground floor level, side facing windows are only likely to be acceptable if, when 
properties are at the same level, they face either a tall boundary treatment (at least 
1.8 metres tall) which prevents overlooking or, where the boundary height is less, a 
blank side wall in an adjacent property. 

3.9 As they offer more potential for overlooking, any side facing windows above ground 
floor level which are 7 metres or less from the side boundary should either have a 
minimum sill height of 1.7 metres above the finished floor level or be obscure glazed 
and non-opening up to this height. See Figure 5. The only exception to this should be 
if the view to the closest adjacent property is at such an acute angle that any views 
into side windows or the rear garden are not considered significant.  

3.10 The positioning of rear facing windows should take account of windows in the 
existing property, boundary treatments and ground levels to ensure they do not result 
in a significant increase in overlooking towards an adjacent property when compared 
to the situation before any extensions are built. 

3.11 In addition, unless properties are already in closer proximity, any new windows at first 
floor level or above should respect the ‘back to back’ distance of at least 21 metres 
between directly facing rear windows which has become accepted in the discipline of 
planning over the years as being sufficient to avoid unacceptable overlooking into the 
windows of properties to the rear. Where properties with directly facing windows are 
already less than 21 metres apart, a judgement will be made as to whether the 
extension results in a significantly worse situation in terms of overlooking than that 
which already exists. Finally, where rear facing windows are at an angle to each 
other, a shorter distance between dwellings may be possible if the case officer is 
satisfied that the angle involved reduces the amount of overlooking between them 
sufficiently to protect the privacy of residents in both properties. 

BOUNDARY

7 METRES

1.7 METRES

FLOOR LEVEL

FIGURE 5 - REDUCING 
OVERLOOK
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3.12 Dependent on garden arrangements, some extensions will present a building mass 
tight to the end of a neighbour’s garden. This can be obtrusive. In such situations 
these will be resisted where it is two storey and within 15 metres of the rear windows 
of the affected property. 

4.0 Implications for off road parking provision at the property. 

4.1 If an extension results in the loss of off road parking provision at a property, it will 
need to be shown that there will still be sufficient provision for vehicles on site in line 
with the current Countywide parking standards. 

4.2 At the time of preparing this document, these are the Standards adopted by the 
County Council on 6th September 2016. These specify that a 1 bedroomed property 
should have one parking space, two and three bedroomed properties should have 2 
spaces and those with 4 or more bedrooms should have 3 spaces. A copy of this 
document can be viewed via: 

https://www3.northamptonshire.gov.uk/councilservices/northamptonshire-
highways/transport-plans-and-policies/Pages/northamptonshire-parking-
standards.aspx. 

4.3 These are minimum standards and so, if a property can have more provision, this will 
be welcomed. In calculating how many bedrooms a property has, any existing ones 
which are too small to comply with the National Space Standards referred to in the 
design section above will not be counted. 

4.4 In addition, if an extension results in the number of bedrooms increasing at a 
property, it needs to be ensured that adequate provision is made to comply with the 
Standards set out in paragraph 4.2 above. In most circumstances, the aim will be for 
parking spaces to be side by side for easy access. Tandem parking should only be 
allowed if it is the only option and the alternative will be on street parking in a location 
where it is likely to be problematic. It should also be restricted to two vehicles deep. 
There should not be a reliance placed on nearby public car parks to meet a shortfall 
in provision at a property. This is because they are not guaranteed to be available 24 
place hours a day. 

4.5 The County Council’s Standards specify each outside parking space should be 3 
metres wide by 5.5 metres long. If they are in a garage, they also state a single 
garage, which needs to be at least 3.3 metres wide by 6.0 metres long, whilst a 
double garage should be at least 5.8 metres wide by 6.0 metres long. (These 
measurements should be taken internally). 

5.0 Whether sufficient outside amenity space will be left at the property 
when the works are in place. 

https://www3.northamptonshire.gov.uk/councilservices/northamptonshire-highways/transport-plans-and-policies/Pages/northamptonshire-parking-standards.aspx
https://www3.northamptonshire.gov.uk/councilservices/northamptonshire-highways/transport-plans-and-policies/Pages/northamptonshire-parking-standards.aspx
https://www3.northamptonshire.gov.uk/councilservices/northamptonshire-highways/transport-plans-and-policies/Pages/northamptonshire-parking-standards.aspx


Adopted 8th June 2020.    12 

5.1 It is important that residential plots do not become over developed and it will need to 
be ensured that a property will retain sufficient, useable private outside amenity 
space once an extension is in place. 

5.2 As a guide, a typical rear garden is 10.5 metres long, which ties in with the 21 metre 
‘back to back’ distance referred to in the amenity section above. In such 
circumstances, it is recommended to ask for at least 50 square metres of garden to 
be retained as a reasonable amount of useable amenity space taking account of the 
extension and any other outbuildings in the garden. This will vary depending how 
large a garden the properties in the vicinity originally had when they were built. 
Ideally, this should result in a garden being 7 metres long for a property of two 
storeys or above or 5 metres for a bungalow. However, in some cases, if these 
distances cannot be achieved and the property has a very wide rear garden, this 
width could also provide sufficient amenity space. In addition, for property with a 
large number of bedrooms, a larger garden will be justified. 

6.0 If there are any important trees which are affected by the works. 

6.1 In addition, to the general point identified above about whether the surroundings 
have a wooded character which needs to be retained, it is also important to consider 
any individual trees or groups of trees which could be affected by the development 
and which need to be safeguarded. This includes trees subject to Tree Preservation 
Orders, trees in Conservation Areas or trees without protected status but are 
considered to be of value to the immediate locality. Whether a tree falls into the final 
one of these categories will be determined by the case officer for the application in 
discussion with the Council’s Tree and Landscape Officer. 

6.2 In finalising the design of any extension, the safeguarding of trees of this nature will 
need to be taken into account. Where any extension is to be built in close proximity to 
trees of this nature, the works need to be designed in line with BS 7837:2012 entitled 
‘Trees in relation to design, demolition and construction – recommendations’. 

7.0 Climate change. 

7.1 Those designing extensions are recommended to take account of climate change 
with the aim that mitigation measures are included in the works. These could involve 
rain water harvesting and measures to address the situation where currently porous 
surfaces (natural ground conditions) are replaced with impermeable surfaces and/or 
structures in order to minimize surface water flooding. 




