LOCAL PLANS COMMITTEE

27th April 2016

Cottingham and Middleton Conservation Area Appraisal and
Management Plan Supplementary Planning Document

SYNOPSIS
This report seeks the adoption of the Cottingham and Middleton Conservation Area
Appraisal and Management Plan Supplementary Planning Document
1.

Introduction

1.1

In February 2016, the Council published for consultation a revised draft Cottingham and
Middleton Conservation Area Appraisal and Management Plan Supplementary Planning
Document (SPD). The purpose of this report is to summarise the responses to consultation
and approve adoption of the SPD subject to completion of the statutory procedures.

2.

Background

2.1

The SPD supplements policies in the Core Strategies that protect, preserve and, where
appropriate enhance our historic environment. Following consultation on a draft in
September/October 2015, the preparation of the SPD involved a further round of public
consultation on a revised draft during February/March 2016.

2.2

There were a total of 23 responses to the consultation on the revised SPD. Briefly, the main
comments received were as follows:







Object to the exclusion of the land to the North West of Rockingham Road which
is considered an important feature of the village that supports wildlife and offers
valued views.
Request that land to the south of Jurassic Way and the Dale are included within
the conservation area boundary
Landowners at land South of Bury Close objected to the southern extension of
the conservation area boundary.
Support for the enlargement of the conservation area and the merging of the two
conservation areas.
Many of the statutory responses, including Middleton Parish Council and
Northamptonshire County Council submitted no further comments.

2.3

Whilst most representations did not result in amendments, a small number of amendments
are proposed by officers, in order to make the document clearer and easier to use. Appendix
1 sets out the comments made by respondents, and the suggested response to each
comment.

2.4

It is proposed to adopt the updated document set out in Appendix 2 as SPD. This will give
the document weight as a material planning consideration when planning applications are
considered. The procedures for adoption are set out in the Town and Country Planning
(Local Planning) (England) Regulations 2012. These require that before a local planning
authority adopts a SPD it must prepare a statement setting out:
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The persons the local planning authority consulted when preparing the SPD
A summary of the main issues raised by those persons
How those issues have been addressed in the SPD.

The regulations require that this statement and the proposed SPD be placed on deposit for a
minimum of four weeks for representations to be made.
2.5

It is therefore proposed that Appendix 1 should form the basis of the Public Consultation
Statement and that Appendix 2 should be the adopted SPD.

3.

Options to be considered (if any)
Committee is recommended to adopt the amended version of the SPD, as set out in
Appendix 2 to this paper. Approval with amendments would enable the document to achieve
the necessary formal status to bring it into effect to supplement the Core Strategy for the
determination of planning applications. Committee is also recommended to approve the
recommended responses to representations made on the draft documents. These are
contained in Appendix 1.

4.

Issues to be taken into account:Policy Priorities
The approval of updated appraisals and management plans is important in assisting in the
determination of planning applications and appeals; as well as informing the production of
the Local Plan and Neighbourhood Plans.
Financial
The costs of adopting the SPD, and publishing it online is a relatively minor cost which can
be adequately contained within the existing Local Plan budget. The most resource intensive
part of the work (preparation and consultation) has already been undertaken.
Legal
The procedure for preparing SPD is set out in the Planning and Compulsory Purchase Act
2004 and the Town and Country Planning (Local Planning) (England) Regulations 2012.
Regulation 14 requires an adoption statement to be published, setting out the date of
adoption and any modifications made to the SPD following consultation. This will be
published on the website following adoption and all consultees notified
Performance Information
None directly linked to this report
Best Value, Human Rights and Community Safety
None directly linked to this report
Equalities and Sustainability
None directly linked to this report
Risk Management
Without up-to-date appraisals in line with Government guidance and best practice there is a
danger that inappropriate development in the conservation area may be permitted,
particularly through the appeal process.

5.

Conclusion

5.1

Conservation area appraisals and management plans are important in assisting in the
determination of planning applications and appeals, and provide background evidence in the
preparation of a Local Plan and Neighbourhood Plans.

5.2

Corby is under increased development pressure due to its growth ambitions. The review of
the conservation areas will create tighter controls on development and demolition, which will
help to preserve the history and heritage within the Borough.
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Recommendation
That Members:


Consider the representations received to public consultation and endorses officers’
comments in response to these (Appendix 1);



Agree the amendments to the Cottingham and Middleton Conservation Area
Appraisal and Management Plan (attached at Appendix 2) and resolve to adopt this
as a SPD; and



Authorise officers to publish a Statement of Adoption along with a Statement of
Consultation setting out details of public participation undertaken.

Background Papers
Local Plan Committee, 24th February 2016

http://www.corby.gov.uk/sites/default/files/Cottingham%20and%20Middleton%20Con
servation%20Area%20Appraisal%20and%20Management%20Plan%20Supplement
ary%20Planning%20Document.pdf
Local Plan Committee, 2nd September 2015
http://www.corby.gov.uk/local-plan-committee-2-september-2015
List of Appendices
1. Table of consultation responses
2. Cottingham and Middleton Conservation Area Appraisal and Management Plan
Officer to Contact
Terry Begley
Principal Planner
Local Plans
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Appendix 1 - Table of consultation responses

Ref.
1

Organisation
Historic England

Name
Clive
Fletcher

2

Environment Agency

Sharon
Nolan
Mrs. J
Howling

3

Summary of Representation
Detailed advice is not provided due to resource
implications. The policy considerations relating to
conservation area designation and appraisal are dealt with
extensively in the National Planning Policy Framework and
associated guidance. General advice is available online
from Historic England website.
No comment

Response
Noted

Unhappy that the large field opposite 24 Rockingham Road
has been excluded, apart from the fact that it preserved
this beautiful valley for all to see, there is an abundant
wildlife using this field and adjoining area.

The view across The Welland Valley at this
point along Rockingham Road is impressive
and provides a unique opportunity to enjoy
the open space of the landscape in which
the villages of Cottingham and Middleton
are located. The boundary of the 1975
Cottingham Conservation Area cut across
the rear of the properties on the north side
of Rockingham Road and across the bottom
corner of a field bearing no relationship to
any physical boundary. In reviewing the
conservation area boundary the guidance
followed is included in Historic England
Conservation Area Designation, Appraisal
and Management ‐ Advice Note 1, this
guidance in section 11 requires the review to
consider whether a spatial element is an
essential component of a wider historic area;
section 12 highlights that conservation area
designation is not generally a means of
protecting wider landscape and in Section 66

Noted

4

Northamptonshire
County Council

5

6
7

Esme
Cushing

David
Grayson

Natural England

Miss Carla
Jackson
Jane
Sheldon

Curious as to why an agricultural field was brought into the
conservation area in the first place i.e. the land opposite 24
Rockingham Road. This land lies outside the village
boundary, so should need no further protection from
inclusion in a conservation area as development is not
allowed. Has there been any discussion regarding moving
the village boundary to allow this area to be developed?
Note that the revised draft has been significantly reworked
and that many of the references to car parking, street
lighting, street surfacing and street furniture which were
raised as concerns to the initial document have been
almost entirely removed. Subsequently, no further
comments on the document.
Disappointed that the conservation area boundary has
been reduced from the consultation draft. However, the
need for this is accepted after the comments received.
Requests a minor addition that The Dale is brought into the
Conservation Area.
No comment
Understands that the intended purpose of a conservation
area is the protection of the quality and special interest of

stating that a boundary should run around
rather than through a space or plot. Having
regard to this advice it is considered that the
field and properties along the north side of
Rockingham Road contribute to the
experience of the space and area it does not
have the historic association which would
warrant the inclusion in the area and would
be difficult to define and defend if included
without change on the 1975 boundary line.
The advice followed in 1975 was not as clear
and defined in terms of what should be
included in a conservation area.

Noted

Uncertain what area The Dale is referring to.
The boundary has been drawn to include the
land around the church and up to the
Jurassic Way and to follow physical
boundaries as guidance suggest in Sec 66 of
Historic England Advice Note 1.
Noted
Refer to comments in No 3

an area, including vistas and viewpoints. Therefore
surprised and very disappointed that the revised draft SPD
has redefined the boundaries of the proposed
conservation area laid down in the first draft issued in
2015, with respect to the area to north west of
Rockingham Road, Cottingham.
In section 4.3.5 of the first draft it was stated that “the
entry points to Cottingham show it in a rural setting,
especially on the Rockingham Road where a picture‐
postcard view can be had through a field gate of the
Welland Valley to the north”. Accordingly the field on the
north west of Rockingham Road was included in the
conservation area. This section has been totally omitted in
the revised draft and the field is no longer included in the
proposed conservation area.
Cottingham benefits from a superb view of the Welland
Valley, from the ridge of the hill on which much of the
village is situated. Rockingham Road is a well travelled
routed by pedestrians, cyclists and motorists and they,
together with residents, benefit from one of the best
vantage points from which to appreciate the beauty of this
view. Many people stop and admire the view from the
road. It enhances the village and for this reason it is
considered that the field should be included in the
conservation area. If at any time buildings were put on this
field it would have a negative effect on the nature of the
village. The original draft report recognised the value of
this view and I see no reason why this should now be
ignored. The Planning (Listed Buildings and Conservation
Areas) Act 1990 (Section 69 and 70), defines the quality of
a conservation area as being “the character or appearance

of which it is desirable to preserve or enhance”. The view
from Rockingham Road is without question desirable to
preserve.

8

Mr & Mrs
Stewart

9

Ms. S Walls

10

Sarah Brant

11

Sally
Wetherell

It is considered that the revision will be to the detriment of
the character of the village and this should be reconsidered
and the conservation area boundary extended once again
to include the field to the north west of Rockingham Road.
Would like to see all the fields south from the Jurassic Way
footpath to Middleton and Cottingham retained in the
conservation area.
Deeply concerned that the field on Rockingham Road is
excluded. It offers a treasured view and has stayed the
same for generations.
Generally welcomes the revised document and agrees with
the revision of the boundary; however, points out the
following typographical errors:
Page 6 – misspelling of SCARP as SCRAP under key
characteristics of Middleton.
Page 20 – the sentence at the end of the first paragraph
just tails off......
Page 20 – third paragraph has a problem with the grammar
in the first sentence which doesn’t make sense.
Fully in support of the enlargement of the Conservation
Area and the merging of Cottingham and Middleton
Conservation Areas into one to protect the historic
character of the areas and to protect the village in its wider
context; however, some concerns on the revised SPD.
Would like to note that in the September 2015 Draft
Conservation Area Appraisal and Management Plan SPD
the field to the North West of Rockingham Road was
included in its’ entirety because as quoted in section 4.3

The historic evidence for including in the
conservation area is insufficient.
Refer to comments in No 3

Noted; will rectify typographical errors.

Refer to comments in no 3

Spatial analysis of this document, item 4.3.5 “The entry
points to Cottingham show it in a rural setting, especially
on the Rockingham Road where a picture‐postcard view
can be had through a field gate of the Welland Valley to
the north. At this entry point from the north‐east Burghley
House, the former Closers Factory on the south‐ side of the
road is an eye‐catcher; its tall 3‐storey and attic brick
gabled symmetrical façade dominates the view.”
This is a ‘picture‐perfect’ characteristic that defines the
entry to Cottingham and which make it special. It is unique
and a major asset of the historic character and setting of
Cottingham. Approaching Cottingham from this direction is
a real breath of fresh air and enlightening that should be
protected. The panoramic view can also be observed along
the public footpath where the hedges have been
maintained and kept at a low level for many years for this
reason.
Section 4.4.14 of the same document states “Rockingham
Road its entry point from the north‐east provides wide
open views of the Welland Valley, better than any other
part of the CA. The contrast in scale of the long and low
terrace of cottages on the south‐west side of the road with
the tall former clothing factory adds interest at this entry
point into the CA.”
As quoted, “this open view of the Welland Valley, better
than anywhere else in the Conservation Area” is completely
distinctive and individual to this particular area and is well
worthy of protection, particularly to ensure that special
attention is paid to the desirability of preserving and

enhancing the character and appearance of this area
should future development be proposed that could be
detrimental to this.
In the revised version of the Conservation Area Appraisal
and Management Plan SPD, the field to the North West of
Rockingham Road have been removed from the proposed
Conservation Area. The views have been down played but
are still mentioned with great attachment.
Section 4 ‐ Spatial Analysis and Area Appraisal item 4.1
states “Significant Views ‐ Along Rockingham Road there is
a panoramic view of the valley and a long view into
Cottingham.” In the key panoramic views are described as
“these views are limited to the best defining and most
memorable views of Cottingham and Middleton.” Being
both “best defining and most memorable views” in this
location they should be safeguarded as they do not exist
elsewhere.
This same view has been identified a further three time in
the revised version of the Conservation Area Appraisal and
Management Plan SPD as a distinctive key characteristics
of Cottingham. This part of the appraisal is noted in the
summary of special interests guided by the Historic
England’s Understanding Places document. These are:


A rural setting, dominated by its immediate
landscape and views out across the Welland Valley



The long straight alignment of Rockingham Road
with the vista highlighted by the former clothing
factory



The glimpses of the views within and looking out of

the village creates a special sense of locality
This reinforces the importance of this asset.
The village is surrounded by the open countryside and
views back into the village from the open countryside are
equally important protect; the importance of this scarp
and the valley on which the villages sit have been
highlighted in Northamptonshire Landscape Character
Assessment as “a distinctively and instantly recognisable
landscape....offering a striking contrast to the more subtle
landform features present elsewhere within the County”
Again, this is an individual quality to this particular place
with unique features and worthy of preservation and the
wider context should be considered with as much weight
as anything else.
It is requested that the field to the North West of
Rockingham Road be put back onto the proposed
Conservation Area for the reasons mentioned above and
the following further comments:


This view is special to the residents of Cottingham.
It form a special significance to the sense of place
to everyone entering Cottingham from the
Rockingham direction and again when we
approaching from the village in the opposite
direction. The view is for the benefit of everyone, it
is full accessible and fully appreciated by every
driver, passenger, cyclist and pedestrian using the
road or walking along the public footpath. The
hedges have been maintained for many years to





ensure that an accessible view is retained for all to
admire.
To ensure that development does not take place to
adversely affect the setting and the character of
the area as has happened elsewhere in the village
such as identified in the appraisal in Bury Close
where this development was described as “whole
out of character with the predominant character of
the village, being large detached houses, built in a
variety of materials, with shallow pitched roofs and
large massing.” despite being in line with the
developed framework of the village, so we cannot
reply on planning policy to protect the character of
the area all of the time. It would be remorseful to
allow this area to be significantly damaged or
altered by modern development if not carried out
under the consideration of the Town and Country
Planning (Local Planning) (England) Regulations
2012 and the Planning (Listed Buildings and
Conservation Areas) Act 1990.
I do not agree that by including this field within the
Conservation Area will drastically reduce the
possibility of future development to the village, it
would merely ensure that any development
proposed would be sympathetic to the character
of the area and enhance rather than destroy its’
identity. Furthermore, the site to the east of the
village on Corby Road has been identified as an
area for future development and has been for
many many years. Should the village need to be
extended under the housing requirements in the
Local Plan an area has already been identified to
accommodate this need.

12

Middleton Parish
Council

Justina
Medwell

Welcomes the review of the Conservation area and fully
supports the revised draft with no further comments to
add.

Noted

It looks forward to confirmation that the Conservation
Area Appraisal and Management Plan has been adopted by
the Council.

13

Bob Riley

14

Andy
Mears

Additional comments: Middleton Parish Council fully
supports the changes to the boundary as detailed in
the Cottingham and Middleton Conservation Area
Appraisal and Management Plan SPD ‐ Revised Draft.
Supports the Cottingham and Middleton Conservation area
consultation in the revised format with the extended areas
[plan showing proposed boundary enclosed with
response]. Requests that Corby Borough Council does all it
can to make the ideas contained within it a binding legal
agreement.
Surprised that the field to the north west of Rockingham
Road was no longer included in the area, despite the view
across this being marked as of special interest. We
regularly see visitors to the village stopping at the gate to
admire this view. I feel that if ribbon development along
this stretch was allowed it would be extremely destructive
to the setting of the village and very detrimental to the
view of the village from the other side of the valley.
This is of particular concern as it had previously been
brought to my attention that the consortium who own this
field do not want the hedge to be cut in the future, as they
feel that if the field is allowed to develop into an eyesore
that they will be more likely to obtain lucrative planning
permission. I have photographed the field with the hedge

Noted

Refer to comments in no 3

15

Janis Mears

well managed as it currently is so we can demonstrate in
the future, if necessary, what the area looks like at present.
On the proposed Conservation Area boundary for both
villages, section 4.3.5 of the original report, it was stated
that ‘the entry points to Cottingham show it in a rural
setting, especially on the Rockingham Road, where a
picture postcard view can be had through a field gate, of
the Welland Valley to the north’.
It is noticed that on the revised proposal the above section
has been totally removed and the field to the north west of
Rockingham Road is NOT included in the conservation
area.
This is totally incomprehensible as its importance had been
so highly stated in the original proposed revision.
This area is an important feature to the character of
Cottingham and to the many people of all ages who stop at
this point and stand at the gate to admire the unique view,
whatever the time of year or the state of the weather.
They may be local to the two villages on a meander around
their local area, or visitors from near or far.
There is a memorial seat opposite the gate where walkers
and cyclists sit and relax, whilst admiring the expansive
views of the Welland Valley where you can spot the
villages of Bringhurst, Great Easton, Neville Holt, Caldecott
and Gretton.
It is imperative that that the original proposed boundary of
the Conservation Area is adhered to, so as to protect the
particular setting and character of the villages, not only

Refer to comments in no 3

16

Northamptonshire
County Council

Liz Mordue

17

Montagu Evans

Anna
Walker

from this aspect but also from other vantage points around
the Welland Valley.
Pleased that previous comments on the archaeological
part of the management plan have been taken into
account; therefore has no further comments to make on
the document.
We are instructed on behalf of the Kiff and Troke
Partnership, the freeholders of agricultural land to the rear
of Cottingham Hall and Bury Close.
Summary Response
Strongly object to the proposed boundary extension to the
south, up the slope to the Jurassic Way.
This extension forms the basis of one of several newly
defined character areas, number 2 ‘Bury Close and
Cottingham Hall’ as defined in the plan at figure 5. The new
boundary is shown as a whole at figure 3.
The proposed extension does not reflect best practice
guidance as published by Historic England, ‘Conservation
Area, Designation, Appraisal and Management’.
The additional land proposed for extension in sub‐area is
not of special architectural or historic interest as required
by section 69 (1) of the Planning (LBCA) Act 1990. This
states:
69 (1) Every local planning authority—
(a)shall from time to time determine which parts of their
area are areas of special architectural or historic interest
the character or appearance of which it is desirable to
preserve or enhance, and

Noted

The correct procedure has been followed
and with reference to the case below we
believe we have not been unreasonable in
reviewing the conservation area:
Trillium Properties v Borough of Tower
Hamlets paras 117 et seq. – where the logic
is laid out. If, as I believe was the case here,
we were and are of the view that the
extended CA is justified in its own terms
then how we got there is largely irrelevant. I
would concede that the original application
focused our minds on the area, (and out
duty under the Listed Buildings and
Conservation Areas Act 1990 s 69), but the
timing of the process we have followed has
been driven not by the appeal but by the
logic of the process and we have consulted
at all stages in the process.

The review of Cottingham and Middleton
Conservation Areas has been undertaken in
accordance with section 69 of the Planning
(Listed Building and Conservation Areas ) Act
1990 and the Historic England conservation
area Designation, Appraisal and
Management Advice Note 1 has been

(b)shall designate those areas as conservation areas.
The open agricultural land south of the Grade II* listed
Cottingham Hall has no architectural or aesthetic character
either. There is no historical evidence that is was parkland,
and the natural landform has been changed by the part‐
excavation of the area nearest the curtilage of the listed
building. The land plainly has no architectural value in
itself, and the avenue of lime trees to the eastern side is of
recent date (albeit on an older alignment of a similar
feature).
Furthermore, the designation includes Bury Close, a 1960s
cul‐de‐sac estate which is expressly criticized as
inappropriate in the supporting text.
The fields to the west of the area are not of intrinsic
interest, but are the product of late Parliamentary
enclosure c. 1815, and so like very many comparable fields
in the context of established settlements.
It is clear from the timing of this exercise, and documented
in papers our client’s have obtained through a freedom of
information request, that the aim of this recommendation
is to frustrate proposals.
To designate this boundary would, in the circumstances,
comprise an unreasonable use of the powers given to local
planning authorities under section 69 (1).
If the authority does choose to continue with this
designation, then it must identify the improvement of the
field to the rear of the hall as an opportunity for

followed. The sections in the advice note
that are particularly relevant to the review of
Cottingham and Middleton include:
Section 11 ‐ outlines the different types of
special architectural and historic interest
that can be judged and included in
conservation areas including:
‘areas designated because of the quality of
…………green spaces which are and essential
component of a wider historic area…….’
Section 12 – explains:
‘ conservation area designation is not
generally an appropriate means of
protecting the wider landscape…………..but it
can protect open areas particularly where
the character and appearance concerns
historic fabric’
Section 18 – advises :
‘the existing boundary may be drawn too
tightly, omitting areas now considered of
special interest such as historic rear
plots……historic green spaces………’
Having regard to this advice the proposed
merging of Cottingham and Middleton and
the revised boundary was drawn for the
following reasons:



The land to the south of Cottingham
Hall is an important part of the
historic setting of the Hall
The historic mapping provides the
evidence of association with the Hall

enhancement (page 54) to reflect the access and landscape
proposals which are included in the proposals for this and
adjoining land currently subject to an appeal.
Those proposals provide the opportunity, furthermore, to
manage the important view of Cottingham Hall from the
Jurassic Way, a prospect which the appraisal recognizes as
special.






This suggestion is made without prejudice to our client’s
clear view, namely that the proposed extension falls
outwith the scope of the powers conveyed in section 69
(1). Our client reserves his position on the right to
challenge that designation in the High Court on relevant
bases.
Here follows our reasons for reaching these conclusions.
Discussion and Reasons for Recommendation
The power to designate derives from section 69 (1) of the
Planning (LBCA) Act 1990 as already cited. This limits the
use of that power to ‘areas’ of ‘special architectural or
historic interest’. The terms of this are plain, and there can
be no understanding: the land proposed for inclusion must
have intrinsic historic or architectural interest.
Government has recognized that this power has been used
too freely over the years and applied to areas which do not
merit it. Thus we have advice at paragraph 127 of the
NPPF, which states:
When considering the designation of conservation areas,
local planning authorities should ensure that an area



The Hall and its key location
between the villages and the
influence it has had on the historic
physical and social development
makes it significant
The fields are an example of
parliamentary enclosure but this in
no way diminishes their value
Bury Close has been described as a
negative aspect in the conservation
area but the development is not
wholly intrusive and the area to the
south of the Hall retains its historic
pastoral setting
The lime trees signify historic
planting indicative of a former
access

The site has no architectural value; its value
is historic and aesthetic as a distinctive
landform giving meaning and sense of place
to the villages.
The fields to the south of the Hall forms part
of the setting of the Hall and hence the
importance of the Hall to the villages of
Cottingham and Middleton makes the Hall
and its setting important to the character
and appearance of the area hence the
decision to include the site to the south of
the Hall in the conservation area. The site is
clearly seen from the Jurassic Way, the
suggestion that additional access should be

justifies such status because of its special architectural or
historic interest, and that the concept of conservation is not
devalued through the designation of areas that lack special
interest.
In February 2016 Historic England revised earlier guidance
on conservation areas, under the title ‘Understanding
Place: Conservation Area Designation, Appraisal and
Management’, GPA note 1.
This is substantially similar to earlier guidance of the same
name.
The introduction of this document explains its purpose in
these terms in paragraph 1: The guidance exists to provide
information on conservation area designation, appraisal
and management to assist local authorities, planning and
other consultants, owners, applicants and other interested
parties in implementing historic environment legislation,
the policy in the National Planning Policy Framework
(NPPF) and the related guidance given in the Planning
Practice Guidance (PPG).
It continues that this is important particularly in light of
paragraph 127 of the NPPF.
The guidance is clear that designation should not be a
means to protect landscape for its intrinsic qualities or to
add an additional layer of protection beyond what is
already provided by other legislation and policy – see
paragraphs 17 and 18.
This consideration applies directly in this case, as we shall

included is not considered appropriate – the
proposal would not enhance the experience
of viewing the Hall. It could lead to a
reduction of the experience by bringing
additional activity in closer to the Hall
thereby reducing the pastoral setting and
harming the enjoyment and experience
currently provided by the long views from
the Jurassic Way.

see.
The guidance also enjoins authorities positively to identify
enhancements in an area, and this can include
‘sympathetic landscape and planting’ – see paragraph 36,
second bullet.
From this analysis we highlight the following salient
principles that should, according to Historic England, guide
the use of the s.69(1) powers.






Areas or extensions should genuinely warrant
designation by virtue of their intrinsic historical or
architectural interest;
Designation should not be used as a means of
controlling landscape or agricultural land (which is
in any case generally exempt from conservation
area controls);
Designations should not be used where there are
other regimes in place;
Designations should identify insofar as possible the
scope for enhancing an area.

The current draft recognizes the relevance of the precursor
to this guidance, at page 10, paragraph 1.4.
We assume, therefore, that the author of this document
intends the draft to reflect best practice.
Policy Considerations
The document generally confuses setting, enabling one to
appreciate historic characteristics, with the intrinsic
cultural value of a heritage asset.

Intrinsic means the actual value, a part of
the quality of a place or space and ultimately
the experienced enjoyed. It is a subjective
matter depending on an cultural experiences
and as described above the land to the south

The Annex to the NPPF defines the setting of a heritage
asset thus:
Setting of a heritage asset: The surroundings in which a
heritage asset is experienced. Its extent is not fixed and
may change as the asset and its surroundings evolve.
Elements of a setting may make a positive or negative
contribution to the significance of an asset, may affect the
ability to appreciate that significance or may be neutral.
Paragraph 9 of Historic England’s GPA 3 on the Setting of
Heritage Assets elaborates this point:
Setting is not a heritage asset, nor a heritage designation,
though land within a setting may itself be designated (see
Designed settings below). Its importance lies in what it
contributes to the significance of the heritage asset. This
depends on a wide range of physical elements within, as
well as perceptual and associational attributes pertaining
to, the heritage asset’s surroundings.
The advice on ‘Designed Settings’ relates to formal
parkland, not to grassed fields, such as the appeal site.
Hence, the open field south of the Hall is not a ‘designed
setting’ in terms.
Thus it is clear that however much a setting might
contribute to our appreciation of a designated asset’s
special interest, whether a listed building or an historic
settlement, that setting is not itself an asset. It follows such
a setting should not be made to be part of an asset by
inclusion in its boundary.

of the Hall is considered to have intrinsic
cultural value by virtue of its contribution to
the important pastoral setting.

Historic England’s GPA3 has been used as
part of the appraisal. The land to the south
of the Hall forms part of the historic setting
as identified in the historic mapping, it is not
a ‘designed’ landscape but a natural form of
great significance that has influenced the
location and development of the villages and
their link to the Hall. The designation of an
area as a conservation area is recognised by
the NPPF in the Glossary of Terms page 51.

The Above Statutory Provision, Policy and Guidance
Applied to the Facts of this Case
In this section we comment on specific sections in the draft
appraisal in turn, following each citation.
Page 5, bottom, ‘Key Characteristics of Cottingham’
second and third bullets:
 ‘The steep sided slopes of the valley and the scarp
contain the historic core of the village providing
the appearance and character of containment’;
 ‘A rural setting, dominated by its immediate
landscape and views out across the Welland
Valley.’
Comment:
This analysis is accurate, but relates specifically to land
form/topography and so correctly defines the setting of
the settlement. There is no historical element to this
analysis.
Page 7, paragraph 1.1, ‘Location, Topography and
Geology’
 The text under the first paragraph highlights the
landscape assessment work which characterizes
the attractiveness and distinctive form of the
‘scarp slope’ down to the Welland Valley, and
against which the settlements are located.
 There is specific policy recognizing this distinctive
landform.
Comment:
The CA designation does not bring any added landscape
protection to that provided under local and national
policies and paragraph 109 of the NPPF, which seeks the
protection of valued landscapes and geological features.
Page 7, paragraph 1.2, ‘Settlement Plan Form’

The historic value of the landscape makes it
significant to the intrinsic cultural value of
the setting of the villages in addition to the
fact that the land to the south of the Hall has
a historic link to the Hall as evidenced by the
historic mapping.



‘… the landscape particularly to the south of
Middleton is a relict landscape featuring a number
of long tofts and crofts with hedge boundaries of
great antiquity running from the backs of property
on the south side of Main street uphill to the
ancient footpath that now forms their southern
boundary’.
Comment:
There was a similar statement in the last draft. This
characterization does not apply to any of the field
boundaries which fall within our client’s land as
demonstrated by the Archaeological DBA submitted by our
client in support of the refused application.
We understand its findings are not disputed by the County
Council.
This inaccuracy should be removed from the draft.
Page 9, second paragraph
 ‘The location of the manor house [Cottingham
Hall] and its relationship to the villages is revealed
at the rear where the significance of the hall and
the adjacent land rising to the scarp are fully
appreciated’.
Comment
The hall has become absorbed in a continuous linear
settlement form.
Critically, this description is of the hall’s setting, and no
historic interest is attributed to the land.
Paragraph 1.5, page 10, ‘Setting’
 This paragraph expressly describes the Jurassic
scarp as a setting, going on to state that it is ‘an
important part of the village’s historic character’
 Later it states that the sloping farmland of the

The fields are included in the parliamentary
enclosure and this in no way diminishes their
value for inclusion in the conservation area.

The historic interest and association with the
land to the south of the Hall is evidenced in
the heritage mapping. The Hall has been
associated with and influenced the historic
and social development of the two villages.

The landform is historic and influenced the
location and development of the Hall and
the villages and is intrinsically linked to the

scarp is a significant part of the villages’ wider
setting.
 Later, over the page, it is stated that the ‘rural
open setting contributes to the character of the
conservation area by providing it with an
agricultural setting close to open countryside,
where historic hedge boundaries and old dry stone
walls can be observed enclosing fields’.
Comment
We note that the scarp is an important landscape feature
against and within which the settlement sits.

place and settlement form.

That is an aspect of landform not history, and so does not
serve as justification for inclusion of land in a conservation
area, particularly where there are landscape policies
relating to these physical characteristics. The landform is
part of the character of the settlement as a whole, as it
stands today, both older listed and modern buildings. The
scarp is not historic.
The first judgment is an unfounded, un‐evidenced
assertion. There is no demonstrable historical significance
to the scarp. It is an important landscape feature against
which the settlement sits.
The land use and characteristics described are ubiquitous
features, around all settlements, both those of antiquity
and those of no particular age. They are attributes of
setting.
Nothing in the Historic England guidance supports this
assertion
Paragraph 4.1, page 31, ‘Significant Views’, and Figure 4,

Clear views are not necessarily required to

Viewpoint 3
 This identifies the view of Cottingham Hall, with
expansive views over the Welland Valley, seen
from the Jurassic Way, as significant.
 See arrow direction figure 4, viewpoint 3.
Comment:
We agree. It is not necessary for the LPA to include all
viewpoints within a CA designation. It is acceptable best
practice to identify views of a CA from land outwith it.

appreciate and value a view of a place or
building, sequential views as experienced
from the Jurassic Way are of value. They
allow the viewer to build up an impression of
the Hall, it pastoral setting and its
association with the village and the valley
beyond.

That is the approach that should be adopted here.
We do not agree with the orientation of viewpoint 3 on
figure 4. This has an arrow oriented towards the Hall,
which we agree is a clear view.
There is, however, no clear view towards the northwest
from this point because of heavy vegetation.
The photograph of this view published on page 33, top
plate, illustrates the direction of view. The view directional
arrow should be amended accordingly.
Section 5.0, Negative Factors and the Definition of the
Boundary, Character Area 2
 The land to the south of Cottingham Hall is not
well managed.
 Under the heading C20 Development, 5.1, the
draft identifies what it calls small C20 backland
developments. These are inappropriate, the draft
concludes.
Comment:
If, notwithstanding this strong representation or other
challenge, the extension is implemented, then this section

It is acceptable to include negative areas in a
conservation area. The presence of Bury
Close does not diminish the overall impact of
the Hall in its pastoral setting, enough of the
experience remains to be considered of
value.
Parkland was a choice of words to describe
the pastoral setting – this has been
removed.

should draw attention to the poor conditions and
landscape structure of the large field behind Cottingham
Hall.
If the C20 development is negative, it should not be
included in the CA designation.
Paragraph 8.2, page 46, first and second paragraphs
 First paragraph refers to an avenue of trees
planted immediately to the south of the hall to
define a gradual downhill approach to the hall. It is
clear from the orientation of this avenue that it
terminated in the service yard of the Hall, and was
not a status route. It could not have been a
‘carriage drive’ as referred to later in the
document (page 48, see below).
 The hall’s position between the two villages is an
important feature of its significance, and its
relationship with the open parkland setting
provided by the nature of the landscape to the
south rising up the scarp is striking’.
Comment:
There is no historical evidence whatsoever to support the
description of the field as ‘parkland’. The enclosure
information describes it as agricultural land and there is
evidence to suggest it was ever parkland used in
association with the house. The polite garden elevation of
the house orients to the west, not the south. The south
elevation included the stabling area. Thus, the orientation
of the house suggests that the land was agricultural, and
without any particular cultural associations. The avenue of
trees shown on C19 plans is a late feature and terminates
in the stable yard. It was not a drive, but may have been a
ride.

The line of trees indicates an historic
approach to the Hall and is of historic value
in the landscape.

Southern Boundary, paragraph 9.2, first paragraph, page
48
 The trees were ‘believed to be a carriage drive’.
 The rationale for extending the boundary is on the
basis of views across the land.
Comment:
The comment on the carriage drive is, in its own terms,
conjecture. The Jurassic Way above the house was not a
road. There is no place for a carriage to have gone. This is
pure assertion, un‐evidenced.
The emphasis on the land’s visual relationship to the hall
only demonstrates it forms part of the hall’s setting, which
is agreed.
The setting of a listed building is protected in law under
the terms of section 66 (1) of the Planning (LBCA) Act 1990
which creates what recent judgments have called a strong
presumption against harm.
Thus, the land enjoys a high level of statutory protection.
CA designation is not necessary.
Conclusions
Accordingly we conclude:
 The southern boundary extension is not supported
by statutory provision or consequent guidance,
including in the NPPF and best practice from
Historic England.
 The land has no intrinsic historic interest. It is not
parkland; indeed, it is too steeply sloping for that.
 As advised in the Framework and GPA 3, setting is
not an asset unless it was designed with an express
aesthetic intention. This land was not.

Having appraised the villages of Cottingham
and Middleton and fully appreciated the
historic association the Hall and the setting
of the Hall has with the area it is only
appropriate and correct to amend the
boundary to bring the two villages together
in one conservation area and to include the
land to the south of the Hall up to the
Jurassic way within the area. The historic
evidence, the intrinsic cultural evidence of
the pastoral setting gives credence to the
decision to make this a conservation area.

All these points have been addressed in the
text.





The southern boundary is drawn to
include the hall and its setting up the
Jurassic way
There is historic evidence that the
land to the south of the Hall has
formed an historic part and
association with the Hall
The historic and cultural evidence is



The land is already subject to planning controls
which are appropriate to its use and character.
 These designations comprise those general policies
on landscape seeking its protection on the grounds
of its landform and topography. There is specific
policy seeking to protect its distinctive landscape
character.
 Furthermore, the land comprises the visual setting
of the listed building, and as such is protected from
development undermining the special interest of
the asset under the terms of section 66 (1) of the
Planning (LBCA) Act 1990.
 Designations of a CA should not, as Historic
England advise, be used where there are other
more appropriate regimes in place.
 If the CA extension proceeds, it should identify a
range of landscape enhancements to the rising
field behind the hall, along with other desirable
landscape management measures.
Observations on the Committee Report 26 January 2016
as Pertaining to the Proposed Boundary Amendment
In the committee report of 26 January, dealing with the re‐
consultation on the revised masterplan for the site, Council
officers treated the proposed boundary extension.
The advice to members there supports our conclusion
overall that the wrong policy considerations are being
applied in this case.
At pages 15 and 16 of that report, officers report that the
Appeal site is still included in the prospective CA boundary
extension. The report states, top page 16, that ‘this is
unlikely to change given the broad support for inclusion’.



strong and exclusion of the area
from the conservation area would
diminish the appreciation of the area
as a whole
The inclusion of additional access
would intrude on the area and
diminish the pastoral experience

Boundary is based on statutory provisions
and best practice guidance from Historic
England which emphasise the importance of
public consultation

This advice further demonstrates to us that officers are not
applying the correct tests. What matters, objectively, in the
exercise of the section 69 powers, is in our view not the
popularity of a proposal or otherwise.
It is self‐evidently a matter of good practice to consult.
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Frank
Waller
Anne Lovell

But notwithstanding that, the ultimate decision on the
exercise of significant statutory powers should be on the
merits of the designation as established with reference to
statutory provision and best practice guidance from
Historic England on the exercise of those special powers.
Closing
For these reasons, then, we conclude that the designation
is not consistent with statutory provision, national policy or
best practice. Our client must reserve its position in
relation to any potential challenge arising from the
decision to extend the conservation area boundary.
Is happy with the proposed conservation area and
understands that own property is within it.
Comments relate to the land North West of Rockingham
Road which was included on the first Appraisal but has
been removed from the Appraisal Document 2016.
This field is included in Figure 4 of the document which
relates to Spatial Analysis and Significant Views and
therefore should be re‐instated in the new Conservation
area as shown in the old appraisal document.
The field offers magnificent panoramic views across the
Welland Valley, a view enjoyed by many ramblers, or
indeed motorists, when they stop at the significant vantage
point that is the gated field entrance opposite No. 24

Noted

Refer to comments in no 3

Rockingham Road. Indeed, a bench has been situated
opposite the field to allow walkers and villagers to sit and
enjoy the views.
Not only is the view from Cottingham important but the
field adds to the undisturbed panoramic views from the
villages of Nevill Holt, Bringhurst, Dayton and Great Easton
towards Cottingham.
The land to the North West of Rockingham Road is also
important for enhancing wildlife in the area. Birds of prey
such as Buzzards, but more importantly the endangered
Red Kite, can be seen daily hovering over the field in search
of small mammals. The Red Kite was successfully
introduced into this area about 10 years ago, being saved
from national extinction by one of the world's longest
running protection programmes.
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Cottingham and
Middleton News

Jane Smith

I also have pictures of Red Grouse, normally only seen in
the uplands of the North and West, nesting nearby this
field.
Support the revised proposal to combine and extend the
Cottingham and Middleton conservation areas, as
contained in the SPD produced on 22nd February 2016.
In particular, I am pleased to note that the significance of
the Jurassic scarp slope to the south of the village and the
panoramic views of the Welland Valley and Cottingham
Hall afforded from the Jurassic Way footpath have been
recognised, and that the revised proposal still includes
extension of the conservation area’s southern boundary so
that it includes that most distinctive part of the scarp slope
between Cottingham Hall and the Jurassic Way.

Sources and references
I own and manage two websites for the village:
 The ‘village website’ www.cottinghamnews.co.uk
containing current news and info
 A separate website covering the history of
Cottingham at www.cottinghamhistory.co.uk
Page 11 refers to information on a ‘very informative and
interesting village web‐site’, but the information
referenced on page 11 is actually from the
www.cottinghamhistory.co.uk website. To avoid confusion,
I would recommend referring to this as the ‘village history
website’ and including the website URL. Page 22 also
references the ‘village web‐site’ at
www.cottinghamhistory.co.uk – again, for clarity, I would
recommend referring to the site as the ‘village history
website’.
I am pleased that the historical summary I wrote for the
village news website www.cottinghamnews.co.uk has
proved useful in the formation of the document (section
10.3, Summary of Special Interest). However, as this text
has been taken verbatim from the following page
cottinghamnews.co.uk/history.htm, I would appreciate a
source credit for the village news website within the
document, or within this section please.
Note that there was an error on this web page, which I
have now corrected – the name of the former factory on
Rockingham Road was Cottingham Closers not Cottingham
Closures. The building was converted to apartments
around 2002.
A few queries / corrections

Noted and changes made including
acknowledgement of the source



Page 6 – Middleton bullet 3: Camsdale Walk, not
Comsdale Walk.
 Page 6 – Middleton bullet 5: Wooded scarp, not
wooded scrap!
 Page 12: There are two references to Doomsday
Book, should be Domesday.
 Page 20 – paragraph 3: “…the 19th century brick
Methodist Chapel, a building of quality but not
Cottingham Hall (listed as Bury House) has the
higher grading of Grade 2*…” Doesn’t make sense,
is something missing from here?
 Page 21 – penultimate para: Should be disparate,
not dispirit.
 Page 24 – Schools: This section describes the old
schoolhouse on Camsdale Walk in Middleton, but
this is not immediately clear. Given that there is
also an old schoolhouse in Cottingham (built 1871),
it would be helpful to mention upfront that this
section refers to the Middleton building. I am also
surprised that there is no mention in this section of
the Cottingham schoolhouse which is still standing
on School Lane, although it is briefly mentioned on
page 49.
 Page 50 – Section 10.1, para 1: “The aim of the
management plan is to ensure that Cottingham
and Middleton Conservation Area becomes
sustainable settlements…” Doesn’t make sense.
Picture numbers / captions
It’s clear that a lot of work has gone into making this
revised appraisal document clear, digestible and easy to
navigate. However, one thing that’s been lost from the
original is the captioning of photographs, which means it’s
not always clear what you’re looking at. I would

Noted and changes made

Noted and changes made
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Rachel and
Graham
Wiffen

recommend that captions are added to the images, and /
or that they are given ‘Figure’ numbers, referenced from
the text.
We have read through the latest version of the Cottingham
and Middleton Conservation area appraisal and
management plan. We are still in favour of the proposal, as
stated below [refers to response submitted as part of the
previous consultation].

Refer to comments in no 3

The only query was that the new proposal seems to
exclude the North side of Rockingham Road, when houses
on this stretch were mentioned as being of interest in the
plan.
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Phil
Sheldon

Hence we wanted to check whether this was intentional.
Cannot understand why the area to the north west of
Rockingham Road, which was deemed to have "wide
open views of the Welland Valley, better than any other
part of the CA." has now been deleted from the revised
draft.
It is stated in the revised draft "The revised boundary for
the conservation area includes a part of the rural setting
surrounding both of these Welland Valley villages. The
rural open setting strongly contributes to the character of
the conservation area by providing it with an agricultural
setting close to open countryside, where historic hedge
boundaries and old dry‐stone walls can be observed
enclosing fields." Which is commendaeable and equally
applies to the area north west of Rockingham Road.
In the original draft document under the heading of setting
it is stated "The rural setting of Cottingham and Middleton

Refer to comments in no 3

with the backdrop of the Jurassic scarp is an important part
of their historic character. The built form of the village with
the backdrop of the scarp becomes apparent in views
when approaching from the north along Ashley Road and
equally the view of the villages nestling in the lower slopes
of the scarp with the wide views across the valley are
revealed when approached from The Hill, School Hill, Corby
Road and Rockingham Road. Its setting is therefore wide
and not confined to the immediate environs of the built
environment". Again this is commendable and I would
suggest and confirms the inclusion of the area north west
of Rockingham Road in the Conservation Area
The entry into Cottingham from Rockingham has stunning
views across the Welland Valley, many people stop along
the road to take in the view, whether they are in cars,
cycling or walking.
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Cottingham Parish
Council

Peter
Taylor

The revision which excludes the area north east of
Rockingham Road would therefore be detrimental to the
village and it should be re‐included in the conservation
area
The Parish Council wishes to express its support of the
Revised Document with certain reservations ‐



The bottom paragraph on page 49 relates to
School Lane
Page 50 refers to there being no alterations to the
boundary but page 75 suggests it has changed as
the upper part of the north west side of
Rockingham Road has been removed. The Council
is of the view that this should be re‐instated as the
field referred to in Figure 4. affords spectacular

Noted and changes made
Refer to comments in no 3

views over the Welland Valley and surrounding
villages. This is in addition to encouraging a vast
array of wildlife in the area.

