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 INTRODUCTION 

1. A pre-submission Neighbourhood Plan (NP) has been published by Cottingham Parish Council, and is currently subject to consultation prior to being 

 formally submitted for independent examination. 

2. In order to be supported by the independent examination, and be brought forward for referendum, the NP has to meet the 'basic conditions' set 

 out within legislation. It is a requirement to submit a 'basic conditions statement' with the pre-submission Plan when sent to the Local Planning 

 Authority. We are unable to locate that statement within the documents available online. However, on reviewing the NP we consider that it does 

 not meet the basic conditions of:- 

 Contributing towards the achievement of sustainable development; and 

 Having appropriate regard to national policy 

 This statement explains the reasons why this is the case. 
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3. Langton Homes is a well-established, award-winning, family owned company, who specialise in developing high quality family homes throughout 

the Midlands and beyond. It takes great pride in achieving the highest levels throughout all aspects of the construction process. From the 

initialhouse design to the quality of the finish, every Langton Homes project is completed to an exceptional standard. For two consecutive years 

Langton Homes won the “Large Residential Scheme of the Year” at the ProCon Awards and have also won a bronze at the national “What House?” 

Awards” in the Best Small Housebuilder category; a recognition of its excellence in design and a high quality product.  Langton Homes uses 

traditional skills and materials combined with the latest modern technology to create stunning, energy efficient buildings. Examples of its work can 

be found locally in Uppingham, Barrowden, Great Easton, Medbourne and The Langtons. Langton Homes has experience of developing varying sizes 

and tenure of dwelling - all to a high standard - having recently for example constructed four affordable dwellings at the Leicestershire village of 

Tugby.  

4. Langton Homes has the benefit of an Option agreement with the owners of land off Windmill Close, referenced as site 3a in the Site Sustainability 

 Assessment (SSA) that has been prepared as the evidence base for the NP. The owners of the land are family relations, who have jointly entered 

 into an agreement with Langton Homes in order to bring site 3a forward for development. There are no legal impediments to the development of 

 the land. 

5. Those preparing the NP undertook a call for sites exercise. It is stated in the NP that landowners at the village were written to as part of this 

 exercise, however the landowners in this case did not receive any invitation to submit their land for consideration. Having become aware of the call 

 for sites exercise by word of mouth in the village, the landowners did submit site 3a and the wider site 3 for consideration. 

6. Against this background, we now turn to the specific policies within the Plan. 

 POLICY H1 

7. Page 17 of the NP provides a flow chart setting out how options for meeting the identified need for 12 dwellings have been assessed. This flow 

 chart refers to a sustainability matrix, which it is assumed is the sustainability matrix found in the SSA that provides the evidence base for the Plan. 
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8. Policy H1(a) allocates land west of Rockingham Road for around 6 units, and this is one of two sites allocated. The validity of the allocations flows 

 directly from the SSA. The introductory paragraphs of the SSA confirm that:- 

 "Through undertaking the SSA the Neighbourhood Plan Advisory Committee (NPAC) are identifying the least environmentally damaging and 

 therefore the most sustainable locations are prioritised for potential residential development." (our underlining) 

 It is thus clear that the Parish Council regards those sites which 'come out top' in the sustainability matrix exercise as constituting sustainable 

 development at Cottingham, and thus meeting the basic condition required of the NP. However, it follows that if the sustainability matrix has been 

 misapplied, with the allocated sites not being the highest ranked, then the NP allocations do not contribute to meeting the achievement of 

 sustainable development at the village. 

9. It is considered that the scoring of site 3a within the sustainability matrix is flawed. Properly assessed, site 3a should be considered favourably in 

 comparison with the H1(a) allocation. 

10. Langton Homes has made this point before, having become aware of the SSA, published in February 2020. In April 2020, informal representations 

 were made to the Parish Council on two occasions, highlighting the flaws in the sustainability matrix assessment. There was suggestion by the 

 Parish Council that site 3a might be shown as a reserve site within the NP.  In the event, the pre-submission NP shows site 3a as neither an 

 allocation nor a reserve site, which is considered to be flawed.  

11. The April submissions by our client included annotated versions of the sustainability matrix from the SSA for sites 3 and 3a, in order to demonstrate 

 the flaws in the scoring. As those submissions were informal, it is necessary to revisit them as part of this representation to ensure that they are 
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 formally considered if the NP is put forward for examination. An updated site 3a table with our client's comments is set out below. The 

 amendments and their explanation are in red text. 

 

Site - Details 

Site summary : CBC SHLAA Ref HAS 126, states 1.6HA for the whole of site 3. This table assesses the southern part of the site 
measuring c. 0.13 Ha 

Site name: Part land off Windmill Close. 

 

Site – Sustainability criteria relating to Location, Surroundings & Constraints                                                                                 RAG Rating                                                           

1. Site area and capacity: About 0.13HA – Approximately 4 units (3 bed dwellings) (CBC use 35 d.p.h. so estimate 5 units) It would 
be possible to design a 6 unit layout with a mix of 2 and 3 bed units.  Green 

2. Current Use: The site forms the lower section of a large open field currently used for hay production, this existing use 
will need to be relocated. Amber 

3. Adjoining Uses: The site is adjacent to Windmill Close where it joins the existing settlement boundary. Amber 

4. Topography:  An undulating site that can be readily mitigated. The NP previously described this site as “A relatively flat 
site that will not require remediation.” Which is correct and therefore should be rated green. 

Amber 
Green 

5. Greenfield or 
Previously Developed 
Land? 

A greenfield site.  Red  

6. Quality of agricultural 
land? The site is grade 3 agricultural land of a good to moderate quality. Amber 

7. Site availability - 
Single ownership or 
multiple ownership? 

Multiple ownership. Amber  
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Site – Sustainability criteria relating to Location, Surroundings & Constraints                                                                                 RAG Rating                                                           

8. Landscape & Visual 
Impact (LVIA) 
considerations. 

The site has an open and countryside feel. There are extensive views and the location feels rural in 
character. Development would cause a substantial harm to the quality and amenity of the open 
countryside. The Site has residential development along two boundaries and the views are not 
significant. Development in this location would be a natural extension to the current village form.  

The land has been assessed by a Landscape specialist who has concluded that development in this 
location would not cause substantial harm. 

Red 
Amber 

9. Important Trees, 
Woodlands & 
Hedgerows? 

The site is bounded on two sides by hedgerow with interspersed trees, access to the development will 
require the destruction of trees and/or hedgerow, not believed to be ancient. All but one tree (small 
damson) are outside the boundary of this Site, with sections of hedgerow around the boundary only. The 
tree would be outside the boundary of a small-scale development and any existing hedgerow would be 
retained. In addition, root protection areas would be respected for all trees located on neighbouring land. 
(A tree survey, which includes hedgerows, is available on request) 

Amber 
Green 

10. Relationship with 
existing pattern of built 
development? 

The site is adjacent to the current built form and has a good relationship to it. The land is visible from a 
small number of properties and nearby footpaths, this can be easily mitigated through planting. “Small 
scale development will only be visible from a small number of houses” This is the description for a green 
RAG rating in the NP’s assessment matrix. 

Amber 
Green 

11. Local biodiversity 
score. TBC  

12. Listed Building or 
important heritage assets 
and their setting? 

A windmill that has been converted to a residential property is adjacent and overlooks the site, no listed 
buildings or important heritage assets are found within the site. Green 

13. Safe pedestrian 
access to and from the 
site? 

Although there is no existing provision it appears possible to provide access with the active support of 
the Highways Authority, a path ensuring connectivity to the village centre can be easily created. The Site 
is immediately adjacent to an adopted road and existing public footpath and therefore there is already 
safe pedestrian access to and from the Site. 

Amber 
Green 

14. Impact on existing 
vehicular traffic? A minimal impact on the village centre due to the small scale of development. Green 
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Site – Sustainability criteria relating to Location, Surroundings & Constraints                                                                                 RAG Rating                                                           

15. Safe vehicular access 
to and from the site? 

Although there is no existing provision it appears possible to provide an access with an adequate 
visibility splay through the active support of the Highways Authority. The access on Windmill Close is 
fairly narrow so an early dialogue with the Highways Authority is required to ensure the significant 
improvements that are required can be delivered. There is ample space to create a safe and suitable 
access, a transport assessment was carried out for redevelopment of the whole field with no issues and 
therefore there can’t possibly be an issue with only up to 6 dwellings. 

Amber 
Green 

16. Distance to public 
transport (specifically a 
bus stop with current 
service). 

The nearest bus stop is more than a 500m distance from the centre of the site. Incorrect. The bus stop is 
closer to the site than the shop (listed by the SAA as 480m at point 17 below).This is within the amber 
251-500m distance in the matrix scoring table of the SSA. 

 

 

 

 

Red 
Amber 
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Site – Sustainability criteria relating to Location, Surroundings & Constraints                                                                                 RAG Rating                                                           

17. Distance to 
designated village centre 
(the shop). 

Approximately 480m from the geographical centre of the site. Amber 

18. Current existing 
informal/formal 
recreational 
opportunities on site? 

None found within the site, although an informal “play area” will probably be compromised and required 
for access into the site. We don’t understand this response. If the “play area” referred to is the small 
patch of grass close to the access, this is already surrounded by existing properties and parking. The 
area is outside the site and will remain unaffected should site 3a be developed. Access to the site would 
be taken from an existing gateway at the head of the existing turning area, and would not encroach upon 
the "play area" in any way. 

Amber 
Green 

19. Ancient monuments 
or archaeological 
remains? 

None within or adjacent to the site so no harm identified. Green 

20. Any public rights of 
ways/bridle paths? 

A circular informal footpath crosses throughout the upper section of the site but no PROW is currently 
adopted (this will require further detailed investigation). In addition, several of the properties on Windmill 
Rise have a gated access directly from their rear gardens in to the field containing the site. These issues 
will need further investigation in terms of potential deliverability. As a matter of fact there are no public 
rights of way/bridle paths over this site. The field has not, nor ever has had, a Right of Way across it 
during the family's ownership (which began in 1908).  The whole perimeter of the field has been fenced 
and it is being used for grazing of cattle.  There is no public access into the field.  The gates from rear 
gardens are not viable.  Since making these changes to this area of private land, the landowners have 
received no complaints at all. 

 

Amber 
Green 

21. Gas, oil, pipelines 
and networks & 
electricity transmission 
network? 

None identified. Green 

22. Any nuisance issues 
(noise, light, odour)? 

Minor traffic noise found, this may be dependent upon the prevailing wind but may require mitigation. 
This is a quiet residential location which does not suffer from noise pollution. 

Amber 
Green 
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Site – Sustainability criteria relating to Location, Surroundings & Constraints                                                                                 RAG Rating                                                           

23. Any contamination 
issues? None identified in this location. Green 

24. Any known flooding 
or surface water issues? The site is located within flood zone 1 and no flooding issues appear as a concern. Green 

25. Any drainage issues? 
A small amount of pooling identified on site – easily remediated. The site has been the subject of 
professional assessment and drains freely. The SSA itself considers there to be no issue so it is 
appropriate to classify the site as Green 

Amber 
Green 

SUMMARY 

Red - 3 1 

Amber - 14 7 

Green - 7 16 

A LOW 
GREEN 
SCORING 
SITE of 4. 

A HIGH 
GREEN 
SCORING 
SITE OF 
15 

 

12. The re-assessment results in a positive green score of 15. In contrast the Policy H1(a) allocation has a positive green score in the SSA of 9. It is 

 significant to note that the re-assessment is made with the benefit of technical assessments of site 3a (as part of wider site 3) covering matters such 

 as drainage, landscape, highways, ecology and archaeology. An allocated site has to be developable. The National Planning Policy Framework 

 defines  "developable" as sites that are in a suitable location for housing development with a reasonable prospect that they will be available and 

 could be viably developed at the point envisaged. Site 3a is a suitable location for housing, is clearly available and there are no constraints on its 

 delivery in a timely manner. Properly assessed against the SSA sustainability matrix, it is a more sustainable site than that in Policy H1(a).  
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13. Our client therefore considers that the NP does not meet the basic condition of achieving sustainable development, by the NP's own methodology. 

 It follows that the NP also fails to meet the basic condition of having regard to national policy. Paragraph 8 of the NPPF sets out the three 

 overarching objectives of sustainable development, and paragraph 9 states:- 

 

"These objectives should be delivered through the preparation and implementation of plans and the application of the policies in this Framework; 

they are not criteria against which every decision can or should be judged. Planning policies and decisions should play an active role in guiding 

development towards sustainable solutions, but in doing so should take local circumstances into account, to reflect the character, needs and 

opportunities of each area."  

 

 Our client considers that replacing the present site proposed for allocation under Policy H1(a) with site 3a part of land off Windmill Close would be 

 consistent with the NPPF. 

 POLICY H2 

14. There is a consequential change to Figure 3 of the NP which forms the basis of Policy H2. The policy defines the settlement boundary, and Figure 3 

 shows the H1(a) site is being within the settlement boundary. This is the norm where sites at the edge of villages are allocated. Alongside the 

 substitution of the Policy H1(a) site as above, Figure 3 should also be amended to include site 3a within the settlement boundary and omit the 

 current H1(a) site from within the settlement boundary. It happens that up until the very recent adoption of the Corby Part 2 Local Plan, site 3a had 

 been within the development plan settlement boundary, and this had pertained for a considerable period of time. 
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 POLICY ENV9 

15. Policy ENV9 lists what are considered to be 'important views'. Included within this list is " East from amenity open space off Windmill Close over 

 Rockingham Park (Registered heritage asset) toward the castle grounds" (viewpoint 4). Our client has instructed an experienced landscape 

 expert to assess viewpoint 4 as set out in the NP. His assessment is appended to this representation and forms part of it. He concludes:- 

"it is recommended that further evidence is presented to identify the location of View 4, and replaced with a view from the open space at Windmill 

Drive, or deleted from the NP. The view to the south-east from this part of the settlement cannot be considered as important and has no greater 

community value than any other view from the settlement looking across its wider setting of farmland. Other identified ‘important views’ in the NP 

illustrate the more unique and sensitive setting of the village, its heritage assets and their relationship with the landscape. These views are taken 

from publicly accessible locations available to the local community and users of the countryside and are not in dispute. It is apparent that View 4 

does not hold the same value, regardless of its location."  

16. We are aware that in the consultation summary document of May 2019, page 7 includes a photograph of a map to which green dots were affixed 

 by attendees at the NP consultation event. Those green dots show what attendees considered important views. None of those dots are in the 

 position of viewpoint 4. Some have been placed towards the outer boundary of the wider field, but these do not impinge upon site 3a.  

17. In light of the above, quite why viewpoint 4 is included in the NP is far from clear. The description of viewpoint 4 refers solely to the appreciation of 

 Rockingham Park as a designated heritage asset. However, this is assessed by Golby and Luck at their paragraphs 3.1 to 3.10. There is no sound 

 landscape or heritage case within the NP to justify viewpoint 4, or indeed any other case put forward to justify it.  

18. Paragraph 185 of the NPPF states:- 

 " Plans should set out a positive strategy for the conservation and enjoyment of the historic environment, including heritage assets most at risk 

 through neglect, decay or other threats. This strategy should take into account:  
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a)  the desirability of sustaining and enhancing the significance of heritage assets, and putting them to viable uses consistent with their 

conservation;  

b)  the wider social, cultural, economic and environmental benefits that conservation of the historic environment can bring;  

c)  the desirability of new development making a positive contribution to local character and distinctiveness; and  

d)  opportunities to draw on the contribution made by the historic environment to the character of a place.  

 We are unaware of any evidence base in support of the NP that demonstrates how and why viewpoint 4 is in accordance with this national policy 

 objective. Viewpoint 4 therefore does not meet the basic conditions. 

19. Finally on this point, it should be noted that even if viewpoint 4 were relocated to ground level on the open space in Windmill Close, it would not be 

 affected by the delivery of housing on site 3a. An easterly outlook from this location would remain. 

 

 APPENDIX: GOLBY AND LUCK VIEWPOINT 4 ASSESSMENT, NOVEMBER 2020 

 

 Insight Town Planning Ltd 

 15 December 2020 
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1 INTRODUCTION 

1.1 The following landscape representation has been prepared by Golby + Luck Landscape 

Architects on behalf of Langton Homes in response to evidence put forward in the 

Cottingham Neighbourhood Plan 2020 to 2031 – Pre-Submission Version June 2020 (the NP).  

More specifically, the NP sets out a series of ‘important views’ (page 40 of the NP) that 

includes a view from the south-east edge of the settlement from the open space at 

Windmill Close (View 4). 

1.2 This representation considered the nature and scale of the open space at Windmill Close, 

its relationship with the surrounding countryside, and the likely value that can be attributed 

to this space and any visual relationship it may, or may not have, with the wider setting of 

Rockingham Park and Rockingham Castle. 

1.3 This representation also draws into question the location and nature of View 4 identified in 

the NP. 

1.4 In the production of this representation the following documents have been used: 

 Cottingham Neighbourhood Plan 2020 to 2031 Pre-Submission Version – June 2020 

(the NP); 

 Guidelines for Landscape and Visual Impact Assessment Third Edition – 2013 (the 

GLVIA); and 

 Historic England – The National Heritage List for England (the NHLE) 
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2 WINDMILL CLOSE OPEN SPACE 

2.1 The open space at Windmill Close forms part of an area of modern housing at the eastern 

edge of Cottingham extending between Corby Road to the South and the B670 to the 

west.  This residential area comprises typical modern cul-de-sac development constructed 

in two blocks with Ripley Road and Bancroft Road to the north and Welland View Road, 

Millfield Avenue, Stonepit Drive, Windmill Rise and Windmill Close to the south. 

2.2 This area of modern housing extends across a sloping ridge between the 120m contour 

and 100m contour beyond which the landform falls across a steep scarp slope into the 

lower reaches of the Welland Valley. 

2.3 To the north-east is the boundary of Rockingham Park (Grade II* Registered Park and 

Garden – Ref:1001038) that is defined by the belts of mature trees that separate the park 

from the wider setting of arable farmland. 

2.4 Windmill Close and Windmill Rise are named after the former windmill that has been 

converted into a residential property (No.1 Windmill Rise) located just to the north of 

Windmill Close and associated open space.  The former windmill is not listed or protected 

in any way.  Historic mapping identifies the building as a former corn mill accessed via a 

track from Corby Road. 

2.5 The open space extends to approximately 500 sqm comprising mown grass with timber 

play features.  The space is set on the southside of a mature section of hedgerow that 

forms the vegetated boundary with the adjoining property.  The southern and south-east 

boundaries of the open space are defined by the highway, beyond which is the setting of 

modern housing to the south and a vegetated field boundary to the east with 

unauthorised access into the adjoining arable field. 

2.6 The open space is orientated with an open boundary to the south-west, a partially open 

boundary to the south-east and enclosed boundaries to the north and north-east.  In terms 

of visual setting, there is an open appreciation of the adjoining housing and filtered views 

into the field to the east.  To the north the visual setting of the open space is contained by 

vegetation cover. 

2.7 Within the NP this space is identified under draft Policy ENV7: Important Open Spaces as 

IO10 Windmill Rise. 
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3 IMPORTANT VIEWS 

3.1 In the NP 6no. important views have been identified.  Views 1 and 2 are taken from the 

Jurassic Way looking towards Cottingham Hall and across the historic village.  View 3 

provides an elevated panoramic view from Rockingham Road across the Welland Valley.  

View 5 looks across the intimate valley setting of Peaches Dale with views towards the spire 

of the Church of St Mary.  View 6 takes in the intimate valley setting of The Dale from the 

Jurassic Way. 

3.2 These are all views taken from publicly accessible locations that will be valued by the local 

community and users of the countryside.  The planning system seeks to protect residential 

amenity, but it is well established that it does not serve to protect private views from 

properties.  In terms of establishing criteria for attributing value to views it is commonly 

accepted that factors such as designation, accessibility, design, and associations all 

contribute either individually or in combination.  Those views considered to be of most 

value tend to be accessible, may include designated assets or features, may be linked or 

have been represented in works of art or literature, and will provide an open appreciation 

of the landscape with few detracting elements. 

3.3 GLVIA supports this at paragraph 6.37 when providing guidance on assessing the 

significance of visual effects stating: 

“Judgements should also be made about the value attached to the views experienced.  

This should take account of: 

 recognition of the value attached to particular views, for example in relation to 

heritage assets, or through planning designations: 

 indicators of the value attached to views by visitors, for example through appearances 

in guidebooks or on tourist maps, provision of facilities for their enjoyment (such as 

parking places, sign boards and interpretive material) and reference to them in 

literature or art (for example ‘Ruskin’s View’ over Lunedale, or the view from the Cob in 

Porthmadog over Treath Mawr to Snowdonia which features in well-known Welsh 

paintings , and the ‘Queen’s View’ in Scotland).” 

3.4 Views 1 and 2 are taken from the public footpath (a recognised long-distance recreation 

route) and are attractive views that provide a wider understanding of the historic 

landscape setting of the village. 

3.5 View 3 is taken from the public highway providing a wide and open appreciation of the 

Welland Valley and its relationship with the village of Cottingham. 
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3.6 Views 5 and 6 are again taken from publicly accessible locations and provide attractive 

views offering an appreciation of the village, its key heritage assets and local landscape 

setting. 

3.7 View 4 provides what is described as a view from the amenity open space off Windmill 

Close over Rockingham Park toward the castle grounds.  Emphasis is made with regard to 

the heritage status of the registered parkland.  This is unlike Views 1, 2 and 5 that make no 

reference to the assets within them, even though they include The Bury House (Grade II*) 

and Church of St Mary (Grade I). 

3.8 On closer inspection of View 4 does not appear to have been taken from the open space 

at Windmill Close.  This view appears to have been taken from the upper-floor window of 

one of the properties on the southside of Windmill Rise, looking out across its garden 

towards the treed boundary of Rockingham Park in the distance. 

3.9 If this is the case, then this is a private view and is not publicly accessible from the open 

space at Windmill Close.  This view should be deleted or replaced with a view taken from 

the open space otherwise the evidence base in support of the NP cannot be considered 

reliable. 

3.10 Regardless of its location it is also considered that View 4 overstates the relationship 

between this part of the settlement and Rockingham Park.  The only appreciation of the 

park is its treed edge, specifically designed to contain the setting of the parkland and 

restrict inter-visibility with the surrounding farmland.  There is no appreciation of the 

designated assets within the parkland, and no understanding or appreciation of the 

castle.  This is in direct contrast to the other views identified in the NP where there is clear 

understanding of the assets in view and their relationship with the wider landscape that 

requires no explanation. 
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4 CONCLUSION 

4.1 On the basis of the evidence set out in this representation it is recommended that further 

evidence is presented to identify the location of View 4, and replaced with a view from 

the open space at Windmill Drive, or deleted from the NP. 

4.2 The view to the south-east from this part of the settlement cannot be considered as 

important and has no greater community value than any other view from the settlement 

looking across its wider setting of farmland. 

4.3 Other identified ‘important views’ in the NP illustrate the more unique and sensitive setting 

of the village, its heritage assets and their relationship with the landscape.  These views are 

taken from publicly accessible locations available to the local community and users of the 

countryside and are not in dispute.  It is apparent that View 4 does not hold the same 

value, regardless of its location. 
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