
 
Development Control Committee 07th August 2018 
 

Application for Planning Permission 
 

 17/00630/DPA Erection of new village hall and changing rooms with 
associated access road and car parking at Mill Road, 
Cottingham.  

1. Site Surroundings 
1.1 The application site is on recreational field land adjacent to a school within the Village of 

Cottingham. The proposed site for the hall lies to the north east of the school adjacent to Mill 
Road. The topography of the site is flat with the surrounding area increasing in height 
towards the west of the site behind the dwellings along the western side of Mill Road. The 
surrounding site has the School to the south with playing fields to the east with residential 
bungalows beyond. To the west is Mill Road which is outside Cottingham’s 30mph speed 
zone. The built form of the area is predominantly two storey detached dwellings with a 
modern vernacular, the site is outside the village conservation area. The land is owned by 
the Trust of Cottingham Parish Council.     

2. The Proposal 
  Planning permission is sought for the erection of a New Village Hall. The new hall has been 

designed as a multi-functional space to enable social engagements, meetings and musical 
and theatrical performances to take place. There will also be provision for sports such as 
badminton, table tennis and dance and fitness classes. Plans also include changing rooms 
to support performances inside the hall and sports on the associated recreational field. As 
the recreational playing fields are currently used by the community there is no change of use 
for this proposal. The Village Hall will be owned and run by Cottingham Parish Council.  

3. The Site and its History 
3.1 The relevant planning history is as follows: 
3.2 15/00434/DPA – Application for the erection of the Village Hall – Application Withdrawn.  
4. Policy Context: 
4.1 The National Planning Policy Framework (2018)  

4.2 North Northamptonshire Joint Core Strategy 2011-2031 (Adopted July 2016) comprising 
Policies 4, 5, 8, 9, 11, 15, 29, and 30.  (JCS). 

4.3 Sport England - Playing fields policy and guidance (March 2018). 

4.4 Hedgerows Regulations (1997). 

5. Consultations: 
5.1 External Consultations 
5.2 Northamptonshire County Council Highways - Presently the LHA cannot support the 

application and require further information to fully assess the proposals. The submitted 
information within the application will require the relocation of visibility splays. The public 
right of way to the north must be kept clear.  

5.3 Northamptonshire Police - No formal objection, however conditions relating to exterior 
lighting and CCTV should be included in any conditions if the application is approved. 

5.4 Environment Agency - No objections  
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5.5 Sports England – No Objection, application meets exceptions E2 and E5 of Sport England’s 
adopted Playing Fields Policy.    

5.6 Internal Consultations  
5.7 Corby Borough Council (CBC) Environmental Health – No objections. 
5.8 Corby Borough Council (CBC) Tree Officer – Trees are of a Mature to Early mature age 

category, and would add more landscape impact, and good screening of the proposed new 
build. The twenty eight trees surveyed, only one tree has been identified for removal T.12 a 
small Sorbus Tree and three other trees in the C category scoring T.14 Ash, T.20 Field 
Maple, T.22 Whitebeam, recommended for removal and H.1 Hawthorn Hedge down for 
removal to facilitate vision at new access point. The loss of these trees and hedge should be 
of a small minimum impact. Some replanting could be recommended to fill in gaps.  The 
Tree Protection Plan in the report gives good detail, to the long term protection, development 
and retention of the trees. Also good detail on the map of using a no dig cellweb system for 
new parking areas which encroach into T.25 and G.1, and also T.17, 18. Also there is good 
recommendation of protective fence around the trees during development, to BS 5837, 
recommendation. 

6. Advertisement 
6.1 Site Notice – Attached to lamp post outside site on Mill Road on 27nd November 2017   
6.2 Public Notice (Evening Telegraph) – No requirement for this application to go to a press 

notice as the site is not in a Conservation area.   

6.3 Neighbour Notifications letters were sent on the 27.02.2018 to the following –  

•  1-10 Mill Road 
• Millhouse Mill Road. 
• 1,2,3,4,5,6,7 8,9,10,11,12,13,14,15,16. 17, 18,19,21, 23,25,27,29 31,  Berryfield 

7. Representations 

  Three objections have been received stating concerns on the following grounds, 
summarised as follows: 

• Insufficient parking 
• Overdevelopment  
• Noise 
• Loss of Trees 
• The building is too high at 10m  
• The proposed access is on a bend in the road 
• There is no provision for motorcycling 
• There is no pedestrian route clearly shown in the application drawings connecting the 

proposed site with the villages via Mill Road. 
• A brownfield site should be used itself of a greenfield site.   

8. Officers Assessment 
8.1  Key Determining Issues 

-Principle of Development  
-Design and impact on wider character of the local area  
-Impact on Residential Amenity  
-Highways  
-Trees 
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-Parking  
-Archaeology 

Principle of Development  
8.2 Paragraph 97 of the National Planning Policy Framework (2018) (NPPF) states that on 

‘Existing open space, sports and recreational buildings and land, including playing fields, 
should not be built on unless: 

- an assessment has been undertaken which has clearly shown the open space, 
buildings or land to be surplus to requirements; or  

 - the loss resulting from the proposed development would be replaced by 
equivalent or better provision in terms of quantity and quality in a suitable 
location; or  

- the development is for alternative sports and recreational provision, the benefits 
of which clearly outweigh the loss of the current or former use.  

8.3 As the development includes alternative sports and recreational provision, the needs for 
which clearly outweigh the loss of the area of the playing pitch being used for the Village Hall 
the proposal is clearly in compliance with Paragraph 97 National Planning Policy Framework 
(2018).  

8.4 Sports England Playing fields Policy (March 2018) is to oppose the granting of planning 
permission for any development which would lead to the loss of, or prejudice the use of all or 
any part of a playing field, unless one or more of the five exceptions stated in its policy apply.   

8.5 This application relates to the provision of a new indoor facility which can be used for sport 
and ancillary sports facilities which support the development of sport on the existing playing 
field at the above site. It therefore needs to be considered against Sport England’s 
exceptions, Exceptions 2 and Exceptions 5 of the above policy, which state: 

• Exceptions 2 – The development is ancillary to the principal use of the playing field 
and does not affect the quantity/quality of pitches 

• Exceptions 5 – The proposed development is for an indoor or outdoor sports facility, 
the provision of which would be of sufficient benefit to the development of sport as to 
outweigh the detriment caused by the loss of the playing field or playing fields. 

8.6 Planning Officers have assessed the existing and proposed playing fields against the above 
policy and determined that the proposals broadly meets both exceptions E2 and E5. Sport 
England have also stated no objections to the application. It is therefore considered that the 
proposal complies with Sport England’s  Playing fields policy (March 2018) and paragraph 
97 the National Planning Policy Framework (2018) as the development is for alternative 
sports and recreational provision, the needs for which clearly outweigh the loss.       

8.7 Design and impact on wider character of the area   
8.8 Policy 8 of North Northamptonshire Joint Core Strategy (2011-2018) requires development 

to “protect, conserve and where possible enhance landscape character and must not have a 
harmful impact upon landscape character, while any negative impacts must be mitigated as 
far as possible through sensitive design and landscape measures”. The Site is a ‘greenfield 
site’ and located in the countryside for planning purposes. However, the residential site is 
well related, both visually and functionally, to the existing built-up area on all sides of the 
site.  

8.9 The building would result in built development on the currently undeveloped recreation 
ground and it is accepted that this would materially change the character and appearance of 
the recreation ground. However, the siting of community buildings, such as village halls, on 
or adjacent to recreation grounds is a common feature in many villages and it is not 
considered that the provision of the village hall in the proposed location is visually at odds 
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with the nature of the recreation ground. It is therefore considered that the siting of the 
building on the recreation ground would not, in principle, cause harm to the visual amenity of 
the area.  

8.10 Planning officers consider that the site has the capacity to absorb and accommodate change 
without causing significance adverse effects upon the character of the landscape. Planning 
officers consider that the retention of the trees to the side of Mill Road and along Jurassic 
Way will help to visual integrate the new hall into the landscape and will provide screening 
when entering the village through Mill Road by car or on foot.  It is concluded the 
development would not have a significant adverse landscape or visual impacts upon the 
local environment and would accord with Policy 8 North Northamptonshire Joint Core 
Strategy (2011-2018). 

8.11 To ensure that this area is retained, a landscape condition requiring details of all soft 
landscaping within the proposal should be submitted and conditioned to be maintained and 
replaced if the landscaping dies within 5 years.  

8.12 There is a varied vernacular within the surrounding area and surrounding homes with two 
storey dwellings along Mill Road with bungalows along Berryfield Close to the North of the 
site. The proposed Hall will have buff coloured brick external walls similar in colour to the 
locally quarried limestone. The roof will be slate coloured concrete tiles and windows will be 
powder coated aluminium. Planning Officer’s consider the materials chosen are traditional 
and the height of the height of the hall’s roof (10m in height) will be reduced by the plan form 
of the building, which wraps single storey elements to either end of the building. The 
triangular window design is an echo of similar motifs in barns. Sample materials have been 
conditioned as part of any recommendation of approval.     

8.13 Officers consider the general design will lift and improve the built form within Cottingham 
creating an attractive appearance. The overall proposed design would comply with Policy 8 
of the JCS (2016). 

8.12. Residential Amenity  
8.13. Paragraph 124 of the NPPF (2018) advises that planning should seek to secure a high 

quality of design, a high standard of amenity for all existing and future occupants of such 
conversions this is further supported and elaborated upon by Policy 8 of the North 
Northamptonshire Joint Core Strategy (2016) which states:  

8.14. Protecting amenity by not resulting in an unacceptable impact on the amenities of future 
occupiers, neighbouring properties or the wider area, by reason of noise, vibration, smell, 
light or other pollution, loss of light or overlooking. 

8.12. There have been two objections raised on the grounds of noise and disturbance to 
neighbouring properties during the construction of the conversion. Whilst the proposed 
Village hall is located away from dwellings, it is noted that no noise/disturbance concerns 
have been raised by the Council's Environmental Protection officer’s consultation response 
to this application. A condition requesting the developer to provide a construction 
management plan and to further impose a condition restricting the times of construction 
works and delivery of materials effectively address the concerns on noise disturbance. 

8.13. The position of the proposed village hall within the plot results in a separation distance of 
approx. 72 metres between the front elevation of the hall and the nearest dwelling house Mill 
House on Mill Road. It is considered that due to the distance the Village Hall will not lead to 
any significant impact on the residential amenities in term of loss of light, privacy, 
overlooking, overbearing or overshadowing. 

8.14. The proposed scheme accords with the requirements of Policy 8 of the North 
Northamptonshire Joint Core Strategy (2016) in compliance with provision of residential 
amenity.   
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8.15. Impact on Highway  

8.16. The Local Highways Authority have issued an objection on the basis that the site should be 
conditioned to have a speed limit review panel. To overcome this objection, planning officers 
have conditioned the movement of the 30mph speed zone to the north of Mill Road resulting 
in the access to be within the 30mph zone.    

8.17. As part of the application there will be an extension to the existing pedestrian footpath on the 
western side of Mill Road and the introduction of an uncontrolled crossing to the Village Hall 
from this proposed existing footpath.  This footpath is to be conditioned so it is completed 
prior to the occupation of the development. The proposal is seen as leading to good 
pedestrian connectivity between the existing school and along Mill Road.   

8.18. The concerns highlighted by the Local Highway Authority that the development would block 
or interfere with the existing Public Right of Way (PROW) to the north of the site are not 
supported by officers of the Local Planning Authority given the County Council’s ability to 
control any alterations to the Public Right of Way taking place.   

8.19. It is considered therefore that the proposals are in broad accordance with the requirements 
of Policies 8 and 15 of the North Northamptonshire Joint Core Strategy (2016) with respect 
to its relationship with the highway network.   

8.20. Trees 

8.21. The proposal will result in the loss of trees located near to the access of the proposed 
Village Hall.   

8.22. The twenty eight trees surveyed on the site, four trees have been identified for removal 
(T.14) and (T.22) a small Sorbus Tree and a Whitebeam Tree are of low quality. However, 
one mature Ash Tree (T.14) and a (T.20) Field Maple are of high quality and of moderate 
quality. In addition the (H.1) Hawthorn Hedge will have to be removed to facilitate visibility at 
the new vehicular access point.  

8.23. Corby Borough Council Tree Officer has stated that the loss of these trees and hedge should 
be of a small minimum impact to the surrounding amenity. In addition, none of the trees 
stated are subject to a Tree Preservation Order (TPO).  

8.24. Nevertheless, Corby Borough Council Tree Officer recommends that it is reasonable to 
request additional planting on the site to mitigate against this loss of the four trees. It is 
considered that with the planting condition attached to any approval the loss of the four trees 
are considered acceptable. It is considered the site is large enough to facilitate this extra 
planting of trees to its boundary. 

8.25. As well, as the replanting of trees, it is considered reasonable for officer’s to impose a 
condition that seeks any development of the Village Hall to adhere to all construction 
methodology as stated in the tree report in terms of tree root protection areas and fencing 
when constructing the car park.  

8.26. Under the Hedgerows Regulations Schedule 1 (1997) the hedgerow along Mill Road is 
classed as an important hedgerow due to its length, location and ‘importance’.   

8.27. However, in terms of the removal of the hedgerow to establish the access, the hedgerow in 
the tree report has been classed under a class 3 retention category which is of low quality. 
This has been assessed and agreed with by Corby Borough Council Tree Officer. It is 
planning officer’s consideration      

8.28. Parking 

8.29. The New Village Hall is envisaged to be used in greater frequency by villagers who are likely 
to walk from their homes, but there is expected to be an increase in usage compared to the 
current Village Hall Annex which is attached to the school. The Highway Authority has 
suggested that at least 20 car parking spaces should be provided and the new scheme 
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actually allows for 28 spaces and three accessible bays. The parking provisions are 
considered therefore to be acceptable.   

8.30. Archaeology 
8.31. Northamptonshire County Council’s Archaeologist has responded to the proposals stating 

that the scheme will have a detrimental impact upon any archaeological deposits presents. 
This does not represent an overriding constraint on development provided that adequate 
provision are made for the investigation and recording of any remains that are affected. 
Therefore a condition requesting an archaeological programme of works shall be carried out 
prior to development.  

8.32. Other Matters  
8.33. Objectors raised concerns that the development would impact and lead to damage to 

property by the developer, this would be private legal matter and is not a material planning 
consideration. 

9. Conclusion 

9.1 The proposed Village Hall is a positive response to the lack of a community facility which is 
much needed in the Village. The application is therefore recommended for approval subject 
to conditions:    

Recommendation:  
Approve subject to the following condition: 

1. The development hereby permitted shall be begun before the expiration of three years from 
the date of this permission. 

Reason: As required by Section 51 of the Planning and Compulsory Purchase Act 2004. 

2. The development shall conform in all aspects with the plans and details shown in the 
application as listed below, unless variations are agreed by the Local Planning Authority in 
order to discharge other conditions attached to this decision: 

- PSK143 Location Plan 20.11.2017. 
- PSK141 Layout 20.11.2017. 
- SK145 Highways Layout 06.02.2018. 
- SK142 Internal Layout 20.11.2017 

Reason: For the avoidance of doubt and to ensure a suitable form of development in 
accordance with Policy 8 of the North Northamptonshire Joint Core Strategy 

3. The demolition, earth removal, infilling, landscaping, foundation and building works required 
to implement this development shall only be carried out between the hours of:  

• Monday to Friday – 8.00am to 6.00pm  
• Saturdays - 8.00am to 1.00pm  
• And no audible work on Sundays and Bank Holidays  

 Reason: To safeguard the amenities of neighbouring properties and the area generally and 
ensure compliance with Policy 8 of the North Northamptonshire Joint Core 
Strategy. 

4. No building or use herby permitted shall be occupied or the use commenced until there has 
been submitted to and approved in writing by the Local Planning Authority a scheme of hard 
and soft landscaping, which shall include indications of all existing trees and hedgerows on 
the land, and details of any to be retained, together with measures for protection, in the 
course of development.. The approved scheme shall be implemented so that planting is 
carried out no later than the first planting season following the occupation of the building(s) 
or the completion of the development whichever is the sooner. All planted materials shall be 
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maintained for five years and any trees or plants removed, dying, being damaged or 
becoming diseased within that period shall be replaced in the next planting season with 
others of similar size and species to those originally required to be planted unless the council 
gives written consent to any variation.   

Reason: To protect and enhance the character of the site and the area, and to ensure its 
appearance is satisfactory in accordance with Policies 3 and 8 of the North 
Northamptonshire Joint Core Strategy.  

5. The planting proposals hereby approved shall be carried out no later than during the first 
planting season following the date when the development hereby permitted is ready for 
occupation or in accordance with a programme agreed in writing with the council. All planted 
materials shall be maintained for five years and any trees or plants removed, dying, being 
severely damaged or becoming seriously diseased within 5 years of planting shall be 
replaced with others of similar size and species to those originally required to be planted. 

 Reason: To ensure that the appearance of the development is satisfactory in accordance 
with Policies 3 and 8 of the North Northamptonshire Joint Core Strategy. 

6. No development shall take place including any works of demolition until a construction 
management plan has been submitted to and been approved in writing by the Local 
Planning Authority. The approved plan/statement shall be adhered to throughout the 
construction period. The statement shall provide for:    

• Parking of vehicle of site operatives and visitors  
• Detailed work programme  
• Site HGV delivery/removal hours to be limited to between 09:30 – 16:30.    
• routes for construction traffic   
• Detailed plan showing the location of onsite stores and facilities including the site 

compound visitor parking and turning as well as un/loading point, turning and queuing 
for HGVs.  

• hours of operation   
• method of prevention of mud being carried onto highway   
• pedestrian and cyclist protection   
• proposed temporary traffic restrictions   
• arrangements for turning vehicles   
• Breakdown of number, type, size and weight of vehicles over demolition and 

construction period.  
• Detail of debris management  
• Public liaison position, name, contact details and details of public consultation/liaison  

 Reason: In the interests of safe operation of the highway in the lead into development both 
during the demolition and construction phase of the development accordance with 
Policies 8 and 15 of the North Northamptonshire Joint Core Strategy.  

7. Samples of the materials to be used in the construction of the Village Hall, boundary 
walls/fences and hard surfaced areas shall be submitted to and be approved in writing by the 
Local Planning Authority and the Joint Planning Unit Design Panel before the relevant parts 
of the work are commenced. The development shall be completed in accordance with the 
approved samples before the building is occupied.   

 Reason: In order that the external appearance of the building is satisfactory and its 
relationship with the Conservation Areas appropriate, in accordance with Policy 8 
of the North Northamptonshire Joint Core Strategy.  
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8. No development shall take place other than in accordance with the recommendations 
contained within the approved Tree Report, which shall be implemented in full and retained 
thereafter. 

Reason: To ensure a net gain in biodiversity is provided across the site, in accordance with 
Policy 4 of the North Northamptonshire Joint Core Strategy. 

9. Prior to the occupation of the Village Hall the site access junctions are to be implemented 
and operational, having first submitted and agreed the layout, construction and engineering 
details with the Local Planning Authority. 

Reason: To ensure a suitable form of development in accordance with the requirements of 
Policy 8 of the North Northamptonshire Joint Core Strategy. 

10. Prior to the occupation of the Village Hall the Traffic Regulation Order moving the 30mph 
zone shall be fully implemented.  

Reason: To ensure a suitable form of development in accordance with the requirements of 
Policy 8 of the North Northamptonshire Joint Core Strategy. 

11. A scheme showing the details of CCTV and/or security measures/shutters to be installed at 
the development shall be submitted to and approved by the local planning authority in 
writing. No part of the development hereby permitted shall be occupied/use commenced 
before the scheme is carried out as approved. 

Reason: To design out crime and promote the well-being in the area. This will ensure the 
development is accordance with Policy 8 of the North Northamptonshire Joint 
Core Strategy. 

12. No development shall take place within the area indicated until the applicant, or their agents 
or successors in title, has secured the implementation of a programme of archaeological 
work in accordance with a written scheme of investigation which has been submitted by the 
applicant and approved in writing by the local planning authority.  

Reason: To ensure that features of archaeological interest are properly examined and 
recorded, in accordance with NPPF paragraph 141.    

 Reason/s for Approval 
 The proposal will deliver a community facility which will enhance the village of Cottingham. 

For the reasons set out above it is considered that the proposals are in accordance with the 
provision of the NPPF as well as the adopted policy position. No material planning 
considerations indicate that the policies of the development plan should not prevail. As such, 
it is proposed that the application should be approved subject to the imposition of the 
following conditions. 

 Schedule of Plans 
- PSK143 Location Plan 20.11.2017. 
- PSK141 Layout 20.11.2017. 
- SK145 Highways Layout 06.02.2017. 
- SK142 Internal Layout 20.11.2017. 

1. Informative 
 Human Rights Act 1998 

1.1. Officers have considered the Human Rights Act 1998 in reaching a recommendation to grant 
planning permission, subject to conditions. Officers have considered the potential 
interference with the rights of the owners/occupiers of surrounding properties under Article 
8/or Article 1 of the First Protocol of the Act and consider that it is appropriate. 
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1.2. Officers have also considered the interference with the human rights of the applicant under 
Article 8/and or Article 1 of the First Protocol caused by imposing conditions. Officers 
consider that the conditions are necessary to protect the rights and freedoms of others and 
to control the use of the property in accordance with the general interest. The interferences 
are therefore justifiable and proportional. 

 Section 17 of the Crime and Disorder Act 1998 

1.3. Officers have considered, with due regard, the likely effect of the proposal on the need to 
reduce crime and disorder as part of the determination of this application, in accordance with 
Section 17 of the Crime and Disorder Act 1998. In reaching a recommendation to grant 
planning permission. 

  Background Papers 
  - Design and Access Statement 

     - Tree Report 

 Officer to Contact: 
 Mr Jonathan Pavey-Smith 

 Tel No: 01536 464155 

 Email: Jonathan.Pavey-Smith@corby.gov.uk 
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