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Development Control Committee  

 

  14 February 2017 

16/00514/COU Change Of Use Of Use Of Land To Builders Yard – Land At 
Arnhill Road, Gretton for Mr M Thompson 

Background 

1. The site is located at the end of Arnhill Road, past the end house adjacent to No.54 and is 
sited near the railway line. This site and an adjacent site have been subject to enforcement 
action requiring the termination of the use of the land and for the land to be cleared.  

2. The enforcement notices were subject to an appeal on the basis that planning permission 
should be granted for the development and that the period for enforcement had expired due 
to the length of time that the use had been ongoing. However the Planning Inspectorate 
upheld the enforcement notices. 

3. An application was submitted in 2016 for change of use of the land to a builder’s yard. This 
application was subsequently withdrawn due to concerns with the size of the land proposed.  

4. The enforcement notices are therefore still in effect on the land.  

5. The current application has been submitted to create a self contained clearly defined, small 
area of land for the storage of building materials. 

Description 

6. Planning permission is sought for a change of use of land at Arnhill Road to form a builder’s 
storage yard (B8 use class). 

7. The proposal will consist of open storage and measure 36 metres long by 20 metres wide 
with an access track extending approximately 60 metres to give access to the builder’s 
storage yard. In terms of site area the yard will measure 815sqm. 

8. The proposed builder’s storage yard will be clearly defined by a mixture of mature 
hedgerows, trees and post and rail fencing. 

9. The remainder of the large site will be cleared and left unoccupied. 

Site History 

10. The site and surrounding area has been subject to the following enforcement notices: 

11. U2805/C/13/2202068: The breach of planning control as alleged in the notice is without 
planning permission, the making of a material change of use of the land to a use for the 
storage, including but not limited to, building and construction materials, motor vehicles, 
trailers, plant machinery, shipping containers, waste wood, incinerator and other materials in 
connection with a building and construction business. 

12. U2805/C/13/2202069: The breach of planning control as alleged in the notice is without 
planning permission, the making of a material change of use of the land to a use for the 
storage, including but not limited to, building and construction materials, motor vehicles, 
trailers, plant machinery, shipping containers, waste wood, incinerator and other materials in 
connection with a building and construction business. 

13. U2805/C/13/2202071: The breach of planning control as alleged in the notice is without 
planning permission, the making of a material change of use of the land to a use for storage 
including but not limited to: building and construction materials, motor vehicles (including ex-
military vehicles), caravans and trailers, plant and machinery, shipping containers, waste 
wood, incinerator, free-standing car-port type structure, and other materials in connection 
with a building and construction business. 

14. U2805/C/13/2202073: The breach of planning control as alleged in the notice is without 
planning permission, the making of a material change of use of the land for: (1) the stationing 
of a caravan for residential purposes (2) the construction of a veranda for residential 
purposes and (3) the use of a building for residential and or for office purposes. 
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15. These above appeals were dismissed and the enforcement notices upheld 5 March 
2014 

16. 16/00235/COU: Change of use of land to builder’s yard. 

The application was withdrawn 18th August 2016 

Policies 

17. National Planning Policy Framework (2012) – Paragraphs 14 and 17, and Section 11 (NPPF) 

18. Policies 1, 8 and 25 of the North Northamptonshire Joint Core Strategy (NNJCS) 

Consultations 

19. Highway Authority – No Objection subject to a vehicle weight limit of 7.5 tonnes 

20. Local Plans – No comments received. 

21. Environmental Services – No objection based on working hours proposed. 

22. Gretton Parish Council made the following comments –  

23. ‘On the basis that this land is outside the village boundary councillors must register an 
objection to be consistent with previous applications.  

24. However it must also be stated that councillors have not received any objections from 
villagers and it is known that a number are in support of the development.   

25. Discussions at the recent meeting of Council centred on the long term use of this area of 
land and there is much anecdotal evidence to the effect that heavy vehicles in limited 
numbers have used this site for well in excess of ten years. The area is a source of 
employment for villagers and would cause hardship if the application was rejected. 

26. In the event that Corby BC planners and the applicant can come to an agreement over the 
established use of the land in previous years Gretton Parish Council would not object to the 
proposal. The only comments would then relate to the control of weight limits, frequencies 
and delivery hours together with landscaping should permission be granted. It is also noted 
that the applicant is prepared to agree a personal use condition.’ 

Advertisement/Representations 

27. Site Notice – Posted on lamp post outside the site on 21st December 2016  

28. Public Notice(ET) – Advertised by the applicant in Northants ET 

29. Neighbour Notifications – 13, 15, 15A, 17, 19, 21, 46, 48A, 50, 50A & 54 Arnhill Road  

30. Summary of Representations – Representations received from one neighbour on the 
grounds of the application being outside of the village envelope, poor access, next to 
residential properties and stating the previous appeal refusals 

Report 

Principle 

31. The proposal is for a small scale builder’s storage yard on land adjacent to 54 Arnhill Road, 
Gretton. The area land subject of the application measures approximately 815sqm and 
makes up a small section of the land previously subject to appeal refusals. 

32. On balance the proposal to limit the extent of the builder’s storage yard to a small section of 
clearly definable land is an improvement to the previously large sprawling site that extended 
south along the edge of the railway line by approximately 300 metres. 

33. The proposed builder’s storage yard will be located towards the end of Arnhill Road and 
access via a track access from a bridleway. In terms of the built up form of the village, the 
yard is located in between No.54 Arnhill Road and the train track. The proposed site is not 
divorced from the settlement and would not extend significantly into the open countryside 
due to the newly proposed siting for the yard.  
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34. The use of the land for employment purposes is in line with Policy 25 of the North 
Northamptonshire Joint Core Strategy which seeks to ensure the economic sustainability of 
rural communities, whilst avoiding urbanisation through excessive levels of traffic and noise 
or through adverse visual impacts of large commercial buildings.  

35. The proposal provides rural economic development within the village at an appropriate scale 
for the location, furthermore it respects the character and appearance of its rural location and 
provides employment for residents of the village, and as such it is deemed acceptable in 
terms of this policy. 

36. In terms of its location the site would be over 80 metres away from the nearest property of 54 
Arnhill Road and over 140 metres away from the next closest neighbour at number 50 Arnhill 
Road. In this regard, it is unlikely that at the scale proposed, the builder’s storage yard would 
have significant impacts upon the amenity of its closest neighbours. 

37. The site would be access via a historic track that once gave access to the railway sidings. 
The Highway Authority has been consulted and is satisfied with the proposed access 
arrangements subject to a condition limited the vehicles of up to 7.5 tonnes only. 

38. In view of the previous appeals which focussed on the main issues of the impact of the 
development upon the character and appearance of the countryside and highways safety 
along Arnhill Road, it is deemed that the current proposal satisfies the concerns. 

Scale and the Effect on the Street Scene and Character and Appearance of the Countryside 

39. In terms of the impact upon the character and appearance of the countryside, the proposal is 
now for a small self contained builder’s storage yard that does not sprawl across the site. It is 
deemed that the restricted 815sqm area will have no significant impact upon the street scene 
or the character and appearance of the countryside and will be screened by a good level of 
mature trees and bushes along Arnhill Road and the proposed fencing and railway on the 
western boundary of the site. 

40. The limited scale of the site especially within the context of the surrounding land would not 
result in any adverse impact on the visual amenities of the street scene. Furthermore the 
character and appearance of the countryside would be protected through the small scale, 
clearly defined and enclosed nature of the proposal. In clearly setting the parameters of the 
site, so as to protect the character and appearance of the countryside, would assist 
monitoring and enforce against any development or use of land outside of these defined 
borders. 

41. There are no buildings or structures proposed and it is the intention for the yard to remain as 
open storage. On balance the reduction of the site area to a clearly manageable and 
enforceable area of land makes good use of land to meet the economic needs of a business 
whilst protecting the open countryside from sprawling development. In view of the above, the 
proposal is considered to be acceptable in regards to the scale and impact upon the street 
scene and open countryside. 

Amenity Issues  

42. The proposed site is located towards the western end of Arnhill Road with the nearest 
dwellings some 80 to 140 metres away. The proposed use will operate from 0800 hrs to 
1700hrs Monday to Friday and 0800hrs to 1300hrs on Saturday. These hours of use are 
considered to be reasonable, given the location of the site.  

43. With the above in mind it is considered that the use of the site for builder’s yard storage is 
unlikely to give rise to undue disturbance of neighbouring premises. No sales will take place 
at the yard and it is intended purely for the storage of materials in connection with the 
applicants business. Environmental Services has been consulted on the application and are 
satisfied with the proposed working hours. 

Highway Safety Issues 

44. A vehicular access point is proposed off the bridleway to serve the site. This access point is 
historic; however it is unclear when the access was last used for this purpose. In locating the 
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access point in this location it ensures that the site has a dedicated access that can be 
maintained. 

45. Northamptonshire Highways were consulted on the application and offer no objection based 
on the low usage nature of the B8 proposed usage. To ensure that no large vehicles try to 
access the site the Highway Authority recommends restricting the vehicle weight limit to 7.5 
tonnes. This can be secured by condition and is enforceable. 

46. The proposal from a highway safety point of view is therefore considered acceptable. 

Representations 

47. The Parish Council offered an objection based on the proposal falling outside of the village 
boundary, however the boundary should be viewed in a physical sense whilst taking into 
consideration the impact upon the open countryside, however in this instance given the 
proposed scale put forward, is considered have no significant impact upon the character and 
appearance of the open countryside. 

48. The Parish Council further stated that they know the site has been used for storage for over 
10 years and provides a valuable source of employment for a number of villagers. They also 
state that they have received no objections or concerns from village residents during this 
time, furthermore if the Local Planning Authority were to grant permission they would request 
a weight restriction on vehicles together with frequencies and a landscaping scheme. 

49. Representations have been received from one neighbour who stated objections on the 
grounds of the application being outside of the village envelope, poor access, next to 
residential properties and stating the previous appeal refusals. As detailed above the 
proposal is deemed to satisfy the points raised in these regards. 

Conclusion  

50. The proposal is considered to be in accordance with the requirements of Paragraphs 14 and 
17 and Section 11 of the National Planning Policy Framework and Policies 1, 8 and 22 of the 
North Northamptonshire Joint Core Strategy. It is considered that it will be acceptable in 
planning policy terms, will safeguard the character and appearance of the area and the 
amenities of neighbouring occupants, and will not give rise to any undue highway safety 
issues 

Recommendation:  Approve subject to the following conditions: 

1. This planning permission shall take effect on the date of this notice. 

Reason: For the avoidance of doubt the use was commenced prior to the date of this notice. 

2. Notwithstanding the plans submitted, details of fencing to demark the extent of the use 
hereby permitted shall be submitted to and approved in writing by the Local Planning 
Authority no later than 3 months from the date of this notice. The fencing so approved by the 
Local Planning Authority shall be completed in accordance with the approved details no later 
than 6 months of the date of this notice and thereafter be maintained. 

Reason: For the avoidance of doubt and in order to define the permission and limit the area 
used for storage in order to protect public amenity and to accord with Policy 8 of The North 
Northamptonshire Joint Core Strategy. 

3. No vehicles operated from the site shall exceed 7.5 tonnes unladen weight. 

Reason: For reasons of highway safety, public amenity and to protect the surface of the 
bridleway and to accord with Policy 8 of The North Northamptonshire Joint Core Strategy. 

4. The hours that the site is operated shall be 08:00 – 17:00 Monday to Friday, 08:00 to 13:00 
Saturday. No operation shall take place on Sundays of Bank Holidays. 

Reason: In the interests of residential amenity and to accord with Policy 8 of The North 
Northamptonshire Joint Core Strategy. 

5. No structures or buildings shall be erected on the site without the prior written approval of the 
Local Planning Authority. 



 

5 

137 

Reason: To control the future development of the site in the interest of visual amenity and to 
accord with Policy 8 of The North Northamptonshire Joint Core Strategy. 

6. No items stored on the site shall exceed 4 metres in height. 

Reason: In the interest of visual amenity and to accord with Policy 8 of The North 
Northamptonshire Joint Core Strategy. 

7. Notwithstanding the Use Classes Order 1987 (as amended) the B8 use hereby permitted 
shall be restricted to the storage of building materials in association with the operation of a 
building and construction business. 

Reason: In order to protect the character of the area and residential amenity and to accord 
with Policy 8 of The North Northamptonshire Joint Core Strategy. 

Reasons for Approval:  

51. The proposal is considered to be in accordance with the requirements of Policies 1, 8 and 25 
of the North Northamptonshire Joint Core Strategy and paragraphs 14 and 17 and Section 
11 of the National Planning Policy Framework. It is considered that it will be acceptable in 
planning policy terms, will safeguard the character and appearance of the area and the 
amenities of neighbouring occupants, and will not give rise to any undue highway safety 
issues. 

Statement of Applicant Involvement: 

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

Officers to contact: 

 Peter Baish 

 Tel No: 01536 464168 

 Email: peter.baish@corby.gov.uk 

 

 

 

 

 

 


