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 15/00294/DPA Construction of stable block (amendments to planning 
permission 14/00419/DPA) for Mr A McKenzie 

Background 

The application site is an agricultural field in open countryside, close to the village of 
Cottingham and located north of the B670 Rockingham Road, which links Cottingham to 
Rockingham village. 

Permission was originally granted back in 2009 for a 4 horse stable block and the use of land 
for the keeping of horses.  Conditions were agreed for this permission and the vehicular 
access from Rockingham Road was installed.  There was a non-material amendment to the 
2009 permission and then a new application in 2014 for an amended stable block 
size/design. 

Work commenced on the 2014 permission but it then came to light that development was not 
taking place in accordance with the approved plans.  Following discussions with the applicant 
and their agent, this new application has been submitted to overcome officer concerns 
relating to the design/appearance of the stable block as currently part-constructed. 

A small licensed caravan site (5 pitches) also operates from the site, in line with regulations 
set out by the Caravan Club.  The caravan operation does not conflict with the stable block 
proposal. 

Description 

The proposal is for amendments to the 2014 permission for the stable block.  Briefly, the 
proposed changes are: 

 A taller building and simplified roof design 

 Amendments to the position of stable doors/roof lights 

 Removal of railings in front of the stable doors 

As before, the application is for consent to use the field for the keeping of horses, and for a 
stable building together with associated parking and turning facilities.  The building would 
comprise four individual horse stables, a tack room, store room and toilet. 

Site History 

 08/00538/DPA – Construction of a 4 horse stable on agricultural land – Application 
Withdrawn. 

 09/00091/DPA - Construction of a 4 horse stable and use of land for the keeping of 
horses – Application Permitted. 

 13/00366/NMA - Non material application on planning application 09/00091/DPA to 
install 4 velux rooflights – Application Permitted. 

 14/00419/DPA - Construction of a stable block – Application Permitted 

Policies & Guidance 

 ‘Saved’ Policies P1(E) and P10(E) of the Corby Borough Local Plan. 

 National Planning Policy Framework 

 Policy 13 of the North Northamptonshire Core Spatial Strategy. 

Consultation 

 Cottingham Parish Council – Do not support the application.  This is due to the 
height of the roof, which is not considered to be compatible with that of a stable 
block.  It is considered that the roof should be as shown in the earlier 2014 
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application.  They refer to their 2014 comments which express in the strongest of 
terms that there is total opposition to any future conversion to a 
dwelling/construction of a dwelling at this location.  Concerns about the long term 
intentions at this location are reiterated. 

Advertisement/Representations 

1. Site Notice – A notice was posted on heras fencing adjacent to the site entrance on 
30.07.15.   

2. Public Notice (NT) – Not required in this case. 

3. Neighbour Notification – Brickfield House, Odd Nos 13-19 and Even Nos 36-46 
Rockingham Road were notified. 

4. Summary of Representations – None received. 

Report 

Principle of Development & Background 

The principle of development at this site was established by the grant of permission in 2009 
for the erection of a 4 horse stable block and use of the land for keeping horses.  The road 
access was installed to commence development of that permission. 

Since then, planning application 14/00419/DPA was granted consent in December 2014 and 
works have commenced on the stable building.  During construction it came to light that the 
building was not being constructed in accordance with the approved plans. 

Officers met with the applicant to discuss these matters and expressed concerns with the 
design/appearance of the stable block, which at the time of writing the report is largely 
completed externally. 

The principal concern from Officers is the lack of an overhang in front of the stable doors, 
meaning that when viewed from the valley bottom, the building has the appearance of a 
dwelling rather than a stable block.  It was also noted that the roof height has increased by 
approximately a metre and its design has been simplified. 

Officers’ view is that the overhang in front of the stable doors is critical in design terms to the 
acceptability of the proposal, so this new application has been submitted to show this 
reintroduced, and to take account of the other design changes to the building. The footprint 
of the building would be the same as approved in 2014. 

In Policy terms, the site is shown on the Local Plan maps as being in a Special Landscape 
Area and is visible from the Welland Valley.  This is the same as in 2009 and 2014. 

National Planning Policy Framework (NPPF) Paragraph 28 states that: 

Planning policies should support economic growth in rural areas in order to 

create jobs and prosperity by taking a positive approach to sustainable new 

development. To promote a strong rural economy, local and neighbourhood 

plans should: 

 support the sustainable growth and expansion of all types of business and 
enterprise in rural areas, both through conversion of existing buildings and well 
designed new buildings; 

 promote the development and diversification of agricultural and other 
land-based rural businesses; 

 support sustainable rural tourism and leisure developments that benefit businesses 
in rural areas, communities and visitors, and which respect the character of the 
countryside. This should include supporting the provision and expansion of tourist 
and visitor facilities in appropriate locations where identified needs are not met by 
existing facilities in rural service centres 
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The proposed equine-related activities are popular forms of recreation in the countryside, 
which can diversify rural economies and fit in well with other farming activities.  Subject to the 
details of the stable block and layout being acceptable, the principle of this form of 
development is considered to be acceptable. 

Design, Size and Siting 

The stable block as now proposed is essentially of the same form as the one approved in 
2014, but is now taller and has different detailing. 

The height of the building has increased to 6 metres from 5 metres and the roof pitch is 
therefore steeper, but the length, width and footprint are unchanged from the 2014 approval.  
In terms of siting, this is also consistent with the 2009 and 2014 approvals, where the 
building would be sited close to the access gate from Rockingham Road. 

The site slopes downward from Rockingham Road to the north west and therefore the 
building is heavily screened by the dense hedgerow that runs along Rockingham Road.  
Within the site, the building is sited approximately three metres away from the hedgerow.   

As now proposed, the reintroduced overhang in front of the stable doors would now be 
flanked by sections of stone walling at either end of the building, but critically, would provide 
shadow to this section of the building, which the unfinished building does not currently have.  
The reintroduction of this feature is seen by Officers as being the critical design issue for the 
building and as proposed, the details are considered to be acceptable. 

Proposed building materials are identical to those approved in 2009 and 2014 and comprise 
stone blockwork and timber cladding for the walls, slate roof tiles and timber windows & 
doors.  There would be steel beams and supports for the overhang section of the building.  
These materials are all considered to be acceptable.   

The building is essentially ‘L’ shaped with the four stables facing onto the field, with the tack 
room, store and WC element of the building projecting further outward at ninety degrees.   

There would be a canopy in front of the four stables and the building would have a 
pitched/hipped roof of a simpler design than shown in earlier iterations.  As before, roof lights 
are present on the courtyard facing slope and on the Rockingham Road facing roof slope, 
there are black solar panels.  These blend well with the grey slate, as well as being obscured 
from view by the hedgerow. 

Whilst the design of the building has not altered significantly from the previous proposal, it 
has increased in height and the roof design is now simpler.  The changes are considered to 
be acceptable and the materials are considered to be sympathetic in context of the area. 

Drainage/Archaeology 

With regard to drainage, as before, this was agreed to be a soakaway and there were no 
objections from the Environment Agency.  The site is not in an area prone to flooding. 

A scheme of archaeological works took place before the commencement of permission 
14/00419/DPA.  The condition was previously discharged as no items of significance were 
found and so there is no need to impose such a condition again. 

Landscaping, Access and Parking 

Given that the site falls within a Special Landscape Area, it is important to ensure that any 
development on the site does not harm its character and appearance.  The stable building is 
considered to be of a suitable design and appearance and has limited visibility from 
Rockingham Road due to the presence of a high hedgerow.   It will still be visible from 
elsewhere in the Welland Valley, but these would be distant views.  

Whilst further planting is not considered to be necessary from the Welland Valley side of the 
building, it is considered that retention of the high hedgerow along the Rockingham Road 
boundary of the site is necessary to ensure adequate screening of the building.  To that end, 
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a condition is proposed, to ensure that the hedgerow along the Rockingham Road boundary 
is retained at a reasonable height in the interests of visual amenity. 

Access to the site is from the existing gate onto Rockingham Road, which was constructed to 
accord with the conditions placed on planning permission 09/00091/DPA.  The gate is 
recessed from the roadside ensuring that a vehicle towing a horsebox is able to stop outside 
the gate, without any part of the vehicle or horsebox overhanging the highway. 

Conclusion 

The amendments to the existing planning permission are considered to be acceptable and 
the recommendation is for approval. 

Recommendation:   

Approve subject to the following conditions: 

1. Within six months of the date of this planning permission, all necessary alterations to the 
stable block building shall take place in accordance with details shown on the approved 
plans and materials as submitted to the Authority, documented on the file as ‘Approved 
Materials, stone, timber and slate’.  Steelwork and supports to the front elevation as shown 
on the approved plans shall be coated in black and shall remain so for the lifetime of the 
development. 

Reason: For the avoidance of doubt and to protect the appearance of the area in line with 
‘Saved’ Policy P1(E) of the Local Plan and Policy 13 of the North 
Northamptonshire Core Spatial Strategy 

2. The existing vehicular access to Rockingham Road shall be retained for the lifetime of the 
development.  The parking and turning area within the site shall be laid out and surfaced 
prior to the stable building being brought into use and shall at all times be reserved for the 
purpose.  There shall be no transfer of mud or other material onto the public highway. 

Reason: In the interests of highway safety in accordance with Policy 13 of the North 
Northamptonshire Core Spatial Strategy 

3. This consent permits for the construction of a stable building and associated 
parking/turning/drainage facilities and landscaping.  It does not permit for the building to be 
used for other purposes, for the construction or erection of any jumps or for other equine-
related structures to be placed on the land without the prior approval of the Local Planning 
Authority. 

Reason:  For the avoidance of doubt, in the interests of visual amenity in accordance with 
Policy 13 of the North Northamptonshire Core Spatial Strategy and in the interests 
of proper planning 

4. The hedgerow along the Rockingham Road boundary of the site shall at all times be retained 
at a height of no less than 3 metres when taken from the Rockingham Road side. 

Reason:  To provide adequate screening of the building in the interests of visual amenity in 
accordance with Policy 13 of the North Northamptonshire Core Spatial Strategy.  

Statement of Applicant Involvement 

This proposal was discussed with the applicant and their agent prior to submission.  During 
the application process, amended plans were received to clarify the floor layout and 
discussions took place in relation to landscape matters. 

Reasons for Approval:  

The proposal to construct a stable building, together with associated access, parking and 
manoeuvring, and to use the land for the grazing of horses would, subject to the conditions 
attached to this permission, not be to the detriment of the character or appearance of the 
area, would be an acceptable use of the site that would not create an issue with regard to 
flood risk, and would provide adequate access, parking and turning facilities. 
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The proposal is considered to be in accordance with ‘Saved’ Policy P1(E) of the Corby 
Borough Local Plan, Policy 13 of the North Northamptonshire Core Spatial Strategy and with 
key principles outlined in the National Planning Policy Framework  

Officer to contact:  

Dean Wishart  
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