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Development Control Committee 9 December  2014
 
 

 14/00212/DPA Residential development for 5 dwellings with associated 
garages and parking, diversion of a public right of way and 
change of use of public open space to private land 62 
Cottingham Road, Corby for Mr Jackson.  

Background 
62 Cottingham Road is detached bungalow located off Cottingham Road opposite Corby 
Technical School. The application site also includes a strip of public land which is 
approximately 10m in width and is located to either side of the public footpath which links 
West Glebe Park with Cottingham Road. 

Cottingham Road contains a variety of property types with bungalows to the immediate west 
of the site and houses to the east. There is a wide variety of plot sizes and depths and 
various developments behind the larger houses.  

This application is required to be presented to committee as there have been more than 3 
objections to the scheme and the proposal is a departure from the development plan as 
includes the loss of public open space.  

Description 
This application seeks consent to demolish the existing bungalow, take the public land 
between the boundary of No.62 and No.54 into the new residential area, construct 5 
dwellings within the larger site and to divert the public footpath to accommodate the 
development. 

Site History 
There is no relevant site history 

Policies 
Policy 13 of the North Northamptonshire Core Spatial Strategy 

National Planning Policy Framework 

Consultation 
Northamptonshire Highways: Following submission of amended plans Further work is 
necessary but the applicant has made considerable improvements to the scheme which is 
recognised by Northamptonshire Highways.  

• Plots 1 & 2 parking arrangements do not address the properties closely enough which 
will encourage users to park closer to the property access on the shared private drive 
causing undue inconvenience to residents and visitors. 

• Road widths appear to have been amended as requested 
• The alignment of the public footpath is in line with that requested. Full technical 

details (construction etc) will need to undergo an assessment as the footpath may be 
adopted 

• Details of garden boundary treatments or locations are omitted. These could impact 
on visibility splays when existing from private driveways. 

Visibility splays of 2.4m x 2.4m are to be shown free from obstruction when exiting the 
private driveways on to the shared drive and plots 1 & 2 parking must demonstrate that they 
provide higher quality access than parking on the shared drive. 

Environment Agency: Request that condition relating to foul water and sewage 
infrastructure is imposed  
Health Protection (Environmental Quality): No comments 
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Street Scene: Bin provisions should be considered for refuse and recycling/kerbside 
collections and bin storage 
Ramblers: Comments only received on original layout proposal, no comments were received 
on amended layout following further consultation  
No dimensions of the footpath to be left after the development on the plans. 
At the moment it is a fairly pleasant wide grassy track entering West Glebe via a motorbike 
barrier and a footbridge. It is obvious from the plans that this track is to be significantly 
reduced in width. It will need to be at least 2m wide, overgrowth from No.54 will need cutting 
back & trees growing through the track will need removing.  
Another alleyway attracting dumping of rubbish is not wanted. 
Centara (residents association): Object (objection summarised below).  
In our opinion this development is an inappropriate development of a residential garden. 
We feel this development is inappropriate because of the high density and design of the 
replacement dwellings. 
We are aware that although a flood risk assessment has been completed this report does not 
fully consider a number of elements including the new developments within the vicinity and 
its impact on Cottingham Road. This road has been cut off because of flooding a number of 
times over the past two years, which could be contributed to by the number of new 
developments and its proximity to the Willow Brook. 
We also object to the narrowing and amended route of the public footpath from outside the 
boundary of the property to the centre which we feel would impact on the health and safety of 
Corby citizens (especially children) wishing to use the path in the future.  
Advertisement/Representations 
Neighbour Letters were sent on 8 August 2014 to No. 50, 52, 54, 64, 66 and 68, The Manor 
Business Centre and Corby Technical School Cottingham Road 
Letters and a copy of the amended layout plan was sent on 17 September 2014 to everyone 
who had made representations 
Site Notice was posted on 14 August 2014 
Notice was printed in the Evening Telegraph on 21 August 2014 
Objections were received to both the original layout and the amended scheme and they are 
summarised below; 

• Housing density is not reflective of the area 
• Loss of the public path and green space for a residential scheme 
• The changed path couldn’t be used by ambulances for the sports field and fire 

engines for the rear of houses that adjoin the lane.  
• Concern that the Council is selling public land to enable private profit 
• The path is used by the school to access the playing fields and the changes causes 

potential risk to pupil safety 
• Changes to the sky line causing harm to the appearance of the area 
• Concerns about the overcrowding/overdevelopment 
• Concerns about a more development on a very busy and congested road and limited 

visibility. 
• Safety concerns for pedestrians/cycle users of the access into the park 
• The creation of precedent 
• Potential conflict with the proposed school crossing* 
• Overlooking of existing bungalows 
• Overdevelopment  
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• Suggestion that bungalows would be more in keeping with the nearby properties 

*The position for the pedestrian crossing for the school has been agreed at the bottom of 
Wheatley Avenue by the pavilion access to West Glebe with the potential for a second 
crossing closer to the railway bridge and therefore does not conflict with this application.   

Report 
This application seeks consent to demolish the existing bungalow within the site and to erect 
5 two-storey dwellings within the larger site created by taking the green space adjacent to the 
public footpath and the footpath into the development. 

The application originally proposed retaining a footpath at the edge of the site adjacent to 
No.54 Cottingham Road which resulted in a narrow footpath which was not overlooked and 
had a dog leg at the end of the path. This layout was unacceptable in crime safety design 
terms and the proposal was significantly amended to have the footpath centrally within the 
proposed development. The application is assessed on the basis of the amended plan. 

The existing site consists of a bungalow and it’s curtilage and a footpath which provides 
access between Cottingham Road and West Glebe Park and a grassed area to either side of 
the path.  

The bungalow itself is of limited architectural or aesthetic value and is set back within the site 
and provides limited contribution to the character of the area. The path and green area to 
either side is primarily of functional value as providing access from this section of Cottingham 
Road into the park. The path is unlit but is straight and wide with easy access and is well 
used. 

Due to the level of use of the path, it is considered that the stopping up of the path is not an 
acceptable approach and therefore it is necessary for it to be diverted and accommodated 
within the scheme. 

The proposed layout of the five houses proposes the access at the centre of the site with the 
public footpath running alongside the access before it returns to similar alignment as 
previously where it accesses into the park at the rear of the site. The diverted footpath 
benefits from being overlooked by the houses and being surfaced. The path is proposed at a 
minimum of 2m in width. 

There is limited consistency of design of properties within Cottingham Road and there are 
limited design cues for the buildings themselves. The proposal has two properties at the front 
of the site which follows the positioning of the properties to the East of the site in the most 
part. 

The properties themselves are a mixture of 3 and 4 bedroomed two-storey buildings of 
simple design. The properties due to their layout and relation to the diverted footpath and 
access road create their own character and they follow the design cues of each other. 

Each of the properties has a garden and is accompanied with off-street parking. The 
properties are all reasonably sized with acceptable levels of amenity space for all of the 
properties.  

The properties are orientated and positioned in such a way as to restrict overlooking of the 
other properties within the site and the adjacent existing dwellings of No.54 and No.64 
Cottingham Road.   

The scheme is assessed on the planning merits of the planning application. The Council 
owned land is included within the application and whether the Council wishes to sell the land 
is not a material planning consideration. The application is not for bungalows and therefore 
whether bungalows are appropriate has not been considered.  

Numerous concerns have been raised by members of the public as to the loss of the green 
space and footpath into a housing development. This area of land is primarily associated 
space with the footpath route into the park rather than useable land on its own. The changes 



112 

to the path change the character of the path to a more urban form but since it is principally a 
functional rather than useable space the proposed changes are not overly harmful in 
planning terms given the improved overlooking and surfacing. The footpath still provides 
access into the park and will remain as an adopted public path. 

There are a variety of house types and layouts within Cottingham Road. Whilst the 
application site contains a greater number of houses than would be otherwise acceptable 
given that they address the right of way, they create their own character and form for the 
unique layout.  

Recommendation:   
Approve subject to conditions 

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. This permission relates to the following drawings and amended plans; 

• Site Layout Drwg No. 012–054–006 Rev C Amended plan received 16 September 
2014 

• House Type A Elevations Drg No. 012–054-001 Rev A amended plan received 25 
November 2014 

• House Type A Plans Drg No 012-054-002 
• House Type C Drg No. 012-054-04 
• House Type D Drg No. 012-054-005 

Reason: In order to define the permission as amended. 

3. Before any construction commences, samples of all materials to be used in the external 
construction of this development shall be provided on site and details (including 
photographs) shall be submitted for the approval in writing by the Local Planning Authority. 
Development shall only take place in accordance with the approved details.  

Reason: To ensure a satisfactory appearance in the interests of visual amenity and to 
comply with Policy 13 of the North Northamptonshire Core Spatial Strategy and 
guidance within the National Planning Policy Framework. 

4. The precise details of the boundary treatments for the site shall be agreed in writing by the 
Local Planning Authority prior to the commencement of development. Prior to occupation the 
boundaries shall be completed in accordance with the approved details and thereafter 
maintained. 

Reason: In the interests of amenity, crime prevention and to comply with Policy 13 of the 
North Northamptonshire Core Spatial Strategy and guidance within the National 
Planning Policy Framework. 

5. No part of the development shall be brought into use until pedestrian visibility splays of 2.4 
metres x 2.4 metres measured down each side of the access and the back edge of the 
footway/highway have been provided clear of obstruction to visibility at or above a height of 
0.6 metres above the highway/footway level of the new access road. Once created, these 
visibility splays shall be maintained clear of any obstruction and retained for their intended 
purpose at all times. 

Reason: In the interests of highway safety and to accord with Policy 13 of The North 
Northamptonshire Core Spatial Strategy. 

6. Before any equipment, machinery or materials are brought onto site, the tree protection 
fencing as shown on the submitted Tree Protection Plan Drawing No 2549.TPP shall be 
erected around the root protection areas as shown on the same plan. The fencing shall be 
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retained until the development is completed. During the period of construction, no 
construction works, no material shall be stored, fires started or trenches dug within these 
enclosed areas without the prior consent in writing of the Local Planning Authority. 

Reason: To prevent damage to the trees in the interests of visual amenity in accordance 
Policy 13 of the North Northamptonshire Core Spatial Strategy and guidance 
within the National Planning Policy Framework. 

7. Prior to the commencement of any development excluding site clearance, construction 
details of the relocated footpath including materials, the no dig construction methods within 
the root protection areas shall be submitted for the written approval of the Local Planning 
Authority and the path shall thereafter be constructed in accordance with the approved 
details.  

Reason: In the interests of ensuring that the public footpath is constructed in an appropriate 
method and can be maintained without causing inappropriate harm to the 
protected trees.  

8. Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) Order 1995 (or any subsequent Order or statutory provision revoking or re-
enacting the provisions of that Order), no hardsurfacing, garages, outbuildings, extensions, 
fences or enclosures shall be constructed or erected within the site without the prior written 
approval of the Local Planning Authority. 

Reason: In order to protect the character of the area, the residential amenities of nearby 
occupants and to prevent increased surface water flood risk and to accord with 
Policy 13 of The North Northamptonshire Core Spatial Strategy and guidance 
within the National Planning Policy Framework. 

9. Prior to the commencement of construction of any building details of the foul sewage 
infrastructure provision on and off site shall be submitted for the written approval of the Local 
Planning Authority. The approved scheme shall be implemented prior to the first occupation 
of any of the properties.  

Reason: To prevent flooding, pollution and detriment to public amenity through the provision 
of suitable water infrastructure.  

Informative 
The site is affected by a public footpath and a diversion order is required to enable the 
development to be undertaken. No works may be undertaken that obstruct the existing 
footpath and grassed area without written consent from Corby Borough Council and 
Northamptonshire County Council.  
The replacement footpath is required to be built at adoptable and maintainable standard with 
a width of no less than 2m as shown on the approved plans.   
Reason for Approval: 
Subject to the conditions above the proposed development is considered to be acceptable 
form of development which does not have an unacceptable adverse impact on the residential 
amenity of the nearby properties, result in harm to the highway network and is designed in a 
way appropriate to its unique relationship with the public footpath leading into the park. The 
proposal is considered to comply with the requirements of the National Planning Policy 
Framework and the majority of the requirements of Policy 13 of the North Northamptonshire 
Core Spatial Strategy.  
Statement Of Applicant Involvement: 
Discussions with the agent have lead to the submission of amended plan to address 
concerns relating to crime risk and layout particularly in respect of the public right of way 
through the site.   
Officer to contact:  
Gavin Ferries  
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