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Development Control Committee 21 February 2012
 

Applications for Planning Permission 
 

 11/469/REG3 Amended Planning Application to relocate the previously approved 
children’s play area, land at Butland Road, Phase 2, Oakley Vale, 
Corby for Corby Borough Council  

Background 
This proposal relates to part of the Oakley Vale housing development. Outline Planning 
Permission was granted for residential development and associated facilities in 2000 under 
Council reference CO/98/C204. The Master Plan approved in connection with the Outline 
Planning Permission shows a Neighbourhood Equipped Area for Play (NEAP) in this broad 
location.  

Early in 2008 a Planning Application was made to agree the detail of this NEAP under reference 
08/26/REM. This initial Application was withdrawn in response to concerns from local residents. 
In order to try and address these concerns, the design of the play area was subsequently 
reduced in scale to be more like a Locally Equipped Area for Play (LEAP). An Application for this 
was subsequently approved under Council reference 08/181/REM following consideration of the 
matter by the Council’s Development Control Committee in June and July of 2008. 

 Description 
The design of the play area in the current proposal is exactly the same as was approved in 
connection with the last Application under reference 08/181/REM. It is proposed to contain 
various items of play equipment (much of which is designed for younger children), a mini football 
court, two picnic tables and a litter bin.  

The Application has been made following continued concerns from the Oakley Vale Community 
Association on safety grounds because they feel the approved location is too close to Butland 
Road. This Application moves the play area approximately 7 metres further away from Butland 
Road when compared to the previous approval. 

The proposal also involves the slight relocation of an existing footpath which runs through the 
open space where the play area is to be located in order to accommodate the 7 metre move. 
When moved, this footpath will run alongside the Southern boundary of the play area.  

Site History 
The overall Oakley Vale Outline Planning Permission for residential and associated development 
was granted in 2000 under reference CO/98/204 and there was also a related application for 
ground remodelling under reference CO/98/205. Oakley Vale comprises 6 Phases of residential 
and associated development.   

Phases 1 to 4 of Oakley Vale are now well on their way to being completed and Reserved 
Matters Approval has been given for the development of Phase 5. The first houses are also just 
being completed and occupied on Phase 6.   

Policies 
‘Saved’ Policies P1 (T), P5 (L) and P1 (E) of the adopted Corby Borough Local Plan plus Policy 
13 of the North Northamptonshire Core Spatial Strategy.  
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Consultations 
1. County Highway Authority – Summary of views – Has no objection to this proposal in 

principle on highway related issues but points out that the adjacent footpath whose route is to 
be altered by this proposal is within the Public Open Space and will remain unadopted with 
the responsibilities of the day to day maintenance being undertaken by Corby Borough 
Council or a dedicated management company. Related to this, they advise that no surface 
water from the footpath is to discharge onto the adopted estate street. 

2. Police Crime Prevention Officer – Summary of views - No comment or objection to the 
location or design of the area. 

3. Corby Borough Council, Engineer – The footpath will presumably need relocating. 
However, there is no real engineering issue with the provision of the play facility at this 
amended location. 

4. Oakley Vale Community Association (OVCA) - The OVCA's position with regards to this 
play park is that our preference would be for it to be moved elsewhere on the estate as we 
do not believe its location at the intersection of Butland and Lyvedon to be a safe place for 
children to play. However, we were told that a relocation of this park was not possible, and 
subsequently negotiated with CBC for this 7 metre move away from the road. Our official 
position is therefore that we would like the park to be relocated, but if this is not possible then 
we support this 7 metre move though would like our opposition to the location of the park to 
be placed on record.  

5. Corby Borough Council, Private Sector Housing – No comment. 
6. Corby Borough Council, Environmental Protection – No comment. 

Advertisement/Representations 
Site Notice – Put up on 4th January 2012 on a lamp post in Butland Road by the site. 
Public Notice – Advertised in Evening Telegraph on 17th January 2012. 
Neighbour Notification – Letters dated 4.1.12 sent to 143 to 173 (odds), Butland Road, 94, 151, 
149, 147, 145 and 143 Dunnock Road, 3-11 (odds and evens) Sandringham Walk, 15 to 27 
(odds), 28, 29 to 47 (odds) Penrhyn Close, 375, 401, 403, 405 Lyveden Way and 75 Rochester 
Road. 
Further letters were delivered by hand to the same addresses on 10.1.12 plus numbers 9, 11 and 
13 Penrhyn Close. 
Summary of Representations – A number of objections have been received to this application 
including a petition containing 43 signatures. The grounds of objection which are relevant 
Planning considerations are summarised as follows: 

1. There are concerns on road safety grounds due to the proximity of the proposal to Butland 
Road, a likely increase in traffic as a result of the proposed community centre and school 
nearby and also due to people parking on nearby roads to visit the play area. 

2. The play area will be a source of crime and antisocial behaviour for the surrounding area. 
3. The play area will cause an increase in noise and littering. 
4. The play area will impact on people’s privacy and visual amenity. 
5. The proposal will result in a loss of a pleasant landscaped area with a related impact on 

wildlife.  
6. There are more suitable alternative sites within nearby housing developments and there is 

already an existing play area nearby. 
7. The site is too close to an adjacent stream. 

Report  
Policy background. 
Criterion iii of Policy P1 (E) of the Local Plan requires new development to reflect the general 
character of an area through design and the careful use of materials.  
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Policy P1 (T) of the Local Plan requires developments to be safe from a highway point of view.   
Policy P5 (L) of the Local Plan requires adequate play provision in connection with new 
developments.  
Policy 13 of the North Northamptonshire Core Spatial Strategy outlines a number of principles to 
be complied with to achieve sustainable development. This includes promoting good design and 
planning out crime.  
Acceptability of uses 
The Master Plan for Oakley Vale which was approved in connection with the Outline Planning 
Permission in 2000 shows a play area in this part of the development. It has therefore already 
been accepted that there can be a play area in this broad location. It is one of a three main play 
areas shown on this Plan aimed at ensuring the overall development has adequate play 
provision. They are centrally located to form three points of a triangle so as to serve different 
parts of Oakley Vale. To date, only one of these play areas has been provided and, as there are 
now over 2500 properties on Oakley Vale,  the extra play provision this facility will provide is over 
due. 

In response to requests for the play area to be located elsewhere, there are no obvious sites 
which are sufficiently distant from properties and, at the same time, located so as to be easily 
accessible for the residents in this part of Oakley Vale. It should also be noted that a lot of 
thought went into the positioning of the play areas in the Master Plan. This document was 
available for people to view when purchasing their properties in order that they could decide 
whether to be near a play area or not.  

Furthermore, the design of the play area proposed in this Application has also already been 
accepted by the Council in approving the previous Application under reference 08/181/REM.  

The purpose of this Application is therefore purely to consider the acceptability of moving the play 
area approximately 7 metres to the slightly different position now proposed. 

Highways matters and other safety issues 
The application has been made following continued concerns from the Oakley Vale Community 
Association about the approved proposal from a highway safety point of view because the site is 
adjacent to Butland Road and close to a mini roundabout. 

Concerns of this nature were looked at prior to the determination of the last Application and 
Members visited the site before they reached their decision. Overall, by proposing to enclose the 
area with a design of fencing to be agreed and locating any gates so that they did not face nearby 
roads, it was considered that the developers had minimised the safety risks associated with this 
development as much as can be seen as reasonably possible. It was therefore considered 
unjustified to refuse the application on highway or other safety grounds.  

Members should also note that, since the last Application was approved, a strip of landscaping 
between the proposed site and Butland Road has become very well established and therefore will 
provide a buffer between the facility and the road.  

In response to comments that the proposed school and community centre will increase traffic, it 
should be noted that these facilities and any associated traffic were always envisaged when the 
overall permission was granted fro Oakley Vale and the Highway Authority has not objected to 
this Application. 

However, noting the concerns from the Community Association, before work begins, there is the 
opportunity to move the location of the play area slightly further away from nearby roads. This 
can only be by about 7 metres because a further distance would then mean that the play area 
was too close to properties at the rear. 

As with the last application, the play area is proposed to be enclosed by fencing with two gates 
on the side facing away from Butland Road. The final detail of the boundary treatments for the 
site can be secured by Planning Condition.  
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As has been noted above, the Highway Authority has been consulted on this application and has 
no objections to the proposal. Their only comment relates to the need to ensure that no water 
runs off the adjacent footpath, which is to be relocated as a result of this proposal, onto the 
adopted public highway. 

This point has been raised with the agent acting for the Council’s Culture and Leisure Team and 
it has been confirmed that no water from the Play Area will discharge onto the footway and then 
onto the adoptable highway. He adds that in various locations there is land discharge installed 
which takes run off from the footway and surrounding area and discharges into a nearby stream.  

 Impact on surroundings   
In order to not have a significant impact on adjoining amenity, the Council specifies that a buffer 
zone of not less than 10 metres should be provided between the edge of the activity zone in a 
LEAP and the nearest property containing a dwelling. In addition, there should be a minimum 
distance of 20 metres between the activity zone and the habitable room façade of the nearest 
dwelling. 

The previous application complied with these distances and offered the additional safeguard of 
having Butland Road as an additional barrier to protect the amenities of the properties on the 
opposite side of it. This latest application moves the play area even further from these properties 
and, as has been noted above, a good buffer of planting has become established between the 
site and the properties opposite.  

In terms of the properties in other directions, the minimum distances in the Council’s guidelines 
are still complied with. 

The proposed play area is therefore still considered to be sufficiently distant from nearby 
residential properties so as to minimise the disturbance and impact on their privacy that it causes.  

It is also noted that some objectors feel the proposal will impact on an area which has been 
pleasantly landscaped. However, the play area is to be located on an area that is currently part of 
a larger grassed area. It will only take up a small portion of this. In addition, the majority of the 
planting associated with this is in the strip that is adjacent to Butland Road. This will be 
unaffected by the proposal.  

Finally, in response to concerns about potential litter, a bin is proposed to address this point. 

It is therefore considered that any impact on the surroundings as a result of the proposal will not 
be sufficient to justify refusal of the application. 

Proximity to stream 
Some nearby residents also point out there are water areas nearby. It is assumed they feel these 
could pose a safety issue. However, this could occur at present if people play on the existing 
open space and the proposed development is not seen to significantly increase this danger. 
Furthermore, it should be noted that the play area will be fenced and gated. 

Prevention of crime and anti social behaviour 
With the exception of a lamp column which is located on the adjacent footpath, no lighting is 
proposed as part of the proposal as this could cause amenity problems and may attract youths 
later at night which could possibly cause nuisance to adjacent residents.  

In connection with the last Application, there were requests for the play area to have Closed 
Circuit Television (CCTV) provision. Whilst this was not considered justified at the time and is not 
proposed as part of this Application, the Oakley Vale Community Association has requested that 
further consideration be given to this matter. As a result, consideration is being given to the 
possibility that some Section 106 money which may become available from a housing 
development nearby could be used to fund some provision of this nature. This is considered to be 
a separate issue to the determination of this Application. 
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The Police Crime Prevention Design Advisor has been consulted on the proposals and he 
advises he has no comments or objection to the location or design of the area.   
It should also be noted that the proximity of dwellings on the opposite side of Butland Road will 
ensure informal surveillance of the site so as to try to deter antisocial behaviour. 
In the light of the above, the proposal is acceptable on ‘planning out crime’ grounds. 

Conclusion 
The scheme is in accordance with the approved Master Plan for Oakley Vale and has the support 
of the Council’s Play and Recreation Officer and the Police. The proposal has been reduced in 
scale since the original application and moved slightly further away from nearby roads since the 
last Approval was given. It is considered to be still sufficiently distant from adjacent properties so 
as to minimise disturbance to people living nearby whilst at the same time allowing for informal 
surveillance of anything that may be happening there by residents. 

Overall, it is considered this will be an important facility for Oakley Vale and there are considered 
to be no valid reasons to justify refusing permission.  

Recommendation 
Planning Permission should be granted subject to the following Conditions:  

1. The development shall be begun not later than the expiration of three years beginning with 
the date of this Permission. 

Reason: To comply with the requirements of Section 91 of the Town and Country Planning Act 
1990 as amended by Section 51 of the Planning and Compulsory Purchase Act 2004. 

2. Prior to the commencement of the development the precise details of the boundary fencing 
for the play area shall be agreed with the Local Planning Authority. The details that are 
agreed shall be implemented before the play area is brought into use and subsequently 
maintained for the life of the site.  

Reason: In the interests of amenity and safety. 
3. This approval relates to the following plans and documents: 

Plan COR-02-PAL2 Revision A (received 3rd January 2012).  
The joint Corby Borough Council and D.T Leisure A3 illustration of the equipment proposed and 
site layout (received 19th December 2011). 
The quotations from D.T. Leisure detailing the specification for the equipment proposed for the 
site (received on 19th December 2011).   
Reason: For avoidance of doubt. 

REASONS FOR APPROVAL:  
The proposal forms part of the Oakley Vale development granted Outline Planning Permission 
under Council reference CO/98/204. A Play Area for this location is identified in the Master Plan 
approved for this development. Having regard to the relevant provisions of the development plan, 
it is considered that, subject to compliance with the Conditions attached to this Permission, the 
proposed development is of an acceptable design and would be in accordance with the 
development plan.  

The above decision has been made having had regard to ‘saved’ Policies P1 (T), P5 (L) and P1 
(E) of the adopted Corby Borough Local Plan plus Policy 13 of the North Northamptonshire Core 
Spatial Strategy.  

Officer Contact 
Wayne Cattell 
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