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Development Control Committee 15th August 2017
 

Applications for Planning Permission 

 

 17/00279/COU Proposal: Change of use of agricultural pasture land for car 
boot sales on Saturdays, Sundays and Bank Holidays between 
1st April and 31st October each year at Pasture Land off Mill 
Road, Cottingham. 

Background: 

1. This application relates to a piece of agricultural pasture land on the south eastern side of 
Mill Road which leads from Cottingham to Bringhurst.  It measures 4.2 hectares in size. The 
site is mainly grassed with a small area of trees to the east of the site. 

Description: 

2. The application seeks consent for a change of use of the site in order for it to be used for the 
holding of car boot sales on Saturdays, Sundays and Bank Holidays between the 1st April 
and the 31st October each year. 

3. The area to be used for car boot sales covers around a third of the site, with the remainder 
being used as a car park and an overspill car park. There are two separate access points off 
Mill Road, one to be used as an entrance and the second as an exit. 

Site History: 

4. 16/00267/COU- Application for a change of use of land for car boot sales 28 days a year on 
Saturdays- Application Permitted 17th August 2016. 

5. 14/00162/DPA- Retrospective permission to extend existing gateway and reinstate former 
access from 3.6 metres to 6.6 metres- Application Permitted 5th June 2014.  

6. 13/00196/COU - Temporary change of use to hold 28 carboots/farmers market per year -  
Application Withdrawn- This application was withdrawn on the back of Highway Authority 
advice which suggested that they operate 14 car boots/farmer markets under permitted 
development and to keep a log of traffic.  

Policies: 

7. National Planning Policy Framework 

8. Policies 5, 8 and 25 of the North Northamptonshire Joint Core Strategy 

Consultation: 

9. Environment Agency – No comments to make. 

10. Surface Water Drainage Assessment Team- The application is not of a scale which the team 
would comment and therefore the standing advice should be referred to. 

11. Northamptonshire Highways – No objection subject to the following conditions:  

 Vehicular visibility splays are to be maintained at the maximum, reasonable distance 
possible and improved where possible; 

 The applicant is to ensure that any deleterious material brought onto the highway from 
the site cleansed, in the interests of highway safety; 

 Cones and signage within the highway is to be temporary and approved of by the 
LHA/Local Police Force; and 

 The applicant is to continue to monitor the number of vehicles accessing the site and 
adjust the access lane as required to leave minimum congestion on the highway 
network.  
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12. Cottingham Parish Council – Objection received. Summary of the key points: 

 The increase in number of days would give leave to overnight stays with associated 
problems such as sanitation disposal; 

 Concern over the previous increase from 13 events being allowed per season to 28 
event per season; 

 This increased number of car boot sales would not leave an opportunity for grazing on 
the land; and 

 Notices advertising the car boot sale are widespread and unmonitored. 

13. Environmental Services – No comment to make. 

14. Campaign for Rural England Northamptonshire Branch- No comments received. 

Advertisement/Representation: 

15. Site Notice – Posted on 12th June 2017  

16. Notice: (ET) – N/A 

17. Neighbour Letters- None undertaken  

18. Representations – None received 

Report:  

Principle of Development 

19. This application seeks consent for a change of use from agricultural land to allow car boot 
sales and parking for any Saturday, Sunday and Bank Holiday between the 1st April and 31st 
October each year. On the 17th August 2016 a previous application was permitted which 
allowed for a change of use for car boot sales and parking for up to 28 days on Saturdays 
between 1st April and 30th October each year. Prior to this in 2014 and 2015 the applicant 
held 14 car boot sales per year, which they did under Permitted Development. Therefore the 
principle of the change of use has been established.  

20. The National Planning Policy Framework (NPPF) at paragraph 17 promotes mixed use 
developments, and encourages multiple benefits from the use of land in urban and rural 
areas, recognising that some open land can perform many functions. Paragraph 28 of the 
NPPF also promotes the development and diversification of agricultural and other land-based 
rural businesses. Policy 25 of the North Northamptonshire Joint Core Strategy supports 
sustainable opportunities to develop and diversify the rural economy that are of an 
appropriate scale for their location and respect the environmental quality and character of the 
rural area will be supported. On the basis of the above policies it is considered that the 
principle of the proposed use given that it is temporary in nature and only operated on 
Saturdays, Sundays and Bank Holidays for part of the year is considered acceptable. 

21. No operational development is proposed for the site and the use is temporary in nature. 
Anything that is bought onto site during a car boot sale is then taken away at the end of each 
event.  

Highways  

22. The applicant has provided updated traffic count data and Northamptonshire Highways have 
no objections to the proposed change of use subject to some conditions. A condition 
requiring the applicant to continue to monitor the number of vehicles accessing the site is 
requested. This is considered to be unreasonable as there is no evidence suggesting that if 
the car boot sale were approved for additional days that there would be any increase in 
visitors on any single day. In addition this is an issue relating to highway safety and policing 
of the operation of the site and therefore is not a planning issue. 

23. The conditions regarding visibility splays and deleterious material on the highway can be 
covered by informatives. The additional condition requesting LHA and Local Police Force 
approval of cones and signage is deemed unreasonable given that the use of the site has 
already been granted permission and does not propose to increase the area of land use. 
Given the permission would not increase traffic flows and this condition was not sought 
previously it is considered to be unreasonable to impose it now. 
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Flooding 

24. Part of the site is in flood zone 2 and part in flood zone 3. The Environment Agency has been 
consulted on the planning application and had no comments to make, stating that the Lead 
Local Flood Authority should be consulted. The Environment Agency did respond to the 2016 
consultation to which they raised no objection to the proposal providing that the area was not 
used during a flood event and that if a flood event occurred the site must be completely 
cleared. It is considered reasonable to add an informative to the decision to advise the 
applicant of this. 

25. The Surface Water Drainage Assessment Team had no comments to make as there is no 
additional floorspace being created at the site. 

Residential Amenity 

26. There are no residential properties within the immediate vicinity of the site and therefore 
noise nuisance or any other impacts on residential amenity are not considered to be an issue 
in regards to this proposal. Further to this the Environmental Services department have not 
raised an objection to the proposed use. 

Other Consultation Responses 

27. Cottingham Parish Council made four main points in their letter of objection. The first was 
concern that the increase in days could lead to overnight stays at the site. To ensure this is 
avoided a condition has been added stating that the site can only be used between the hours 
of 6am and 6pm on any of the days where a car boot sale is allowed to be held. 

28. The three other issues raised in the Parish Council objection are not able to be considered 
as part of this application for the reasons outline below;  

 The comment regarding the increase in days from 13 to 28 relates to the previous 
application. The change in the number of days that the site is proposed to be used for 
has been addressed in the report above; 

 There was concern that increasing the number of days the car boot is allowed to take 
place will mean that the agricultural land can no longer be used for grazing. While it 
may reduce the number of days, when the car boot is not taking place the land can still 
be used for grazing. However there is no stipulating that the agricultural land must be 
used for this purpose. 

 The proliferation of advertising notices around the Borough has been passed on to our 
enforcement team but as these are not directly related to the specific site being 
considered under this application it is not a material consideration for this application. 

29. In conclusion it is considered that the principle of the proposed use of the site on any 
Saturday, Sunday or Bank Holiday for part of the year to hold car boot sales is considered 
acceptable. The proposal is also considered acceptable in regards to highway impact, 
flooding and residential amenity. The recommendation is therefore for approval.  

Recommendation:  

It is recommended that planning permission is granted subject to the conditions outlined 
below: 

1. The development hereby permitted shall be commenced no later than three years from 
the date of this permission. 

Reason: To comply with Section 91 (as amended) of the Town and Country Planning Act 
1990. 

2. The site shall only be used on Saturdays, Sunday and Bank Holidays between 1st April 
and 31st October each year for car boot sales unless otherwise agreed in writing with the 
Local Planning Authority. 

Reason: To define the permission and for the avoidance of doubt. 

 

3. On days where a car boot sale is being held on the site, no activities relating to the car 
boot sale can take place on the site outside the hours of 6am to 6pm. 
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Reason: To avoid any overnight stays at the site associated with the car boot sales.  

Notes to Applicant: 

1. It is advised that vehicular visibility displays are to be maintained at the maximum, 
reasonable distance possible and improved where possible. If you require any further 
advice please contact the Highway Authority on Tel: 01604367146. 

2. It is advised that any deleterious material brought onto the highway from the site is 
cleansed in the interest of highway safety. If you require any further advice please 
contact the Highway Authority on Tel: 01604367146. 

3. The site is partially located in Flood Zone 2 and 3. The area should not be used during a 
flood event and if a flood event occurs the site must be completely cleared. Should you 
require any additional information please call Environment Agency on Tel: 02030253304. 

Statement of Applicant Involvement: 

The application raised no significant planning concerns which required the involvement of the 
applicant.  

Officers to Contact: 

Sophie Leaning 

Tel No: 01536 464058 

Email: Sophie.leaning@corby.gov.uk 

 


