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Development Control Committee 26th January 2006

Applications for Planning Permission

1. 05/00417/DPA Re-contouring of rear garden and laying of acrylic tennis court
AT 31 HIGH STREET, GRETTON for Dr and Mrs S A Barnes

Background
31 High Street, Gretton is a large old stone built house lying within the Gretton Conservation
Area.  It is not listed as being of architectural or historic importance.  The house has a large
walled garden sloping gently away from the rear façade of the house.  The garden cannot be
seen from a public viewpoint.

The applicant has already carried out earthmoving works, felled two large trees (with the
relevant approvals) and cleared away garden vegetation leaving only border planting.  The
earthmoving is an engineering operation requiring planning consent and the applicant has
been advised to submit this retrospective planning application.

The proposal has generated some objections and the Parish Council have expressed their
concern.  The application therefore comes before this Committee for determination.

Proposal
The proposal is to re-contour the rear garden to create a flat terrace large enough to
accommodate a single hard surfaced tennis court surrounded by a 2.7metre high fence.  No
lighting is in this proposal.

Policies
Northamptonshire Structure Plan
Policy AR6 – Cultural Heritage

Corby Borough Local Plan
Policy P1(E) – Environmental Protection

Policy P10(E) – Restricts development in Special Landscape Areas in the open Countryside

Consultations
Principal Engineer
The tennis court drains to a porous system so no engineering comment to make.

Gretton Parish Council
Council concerned over the impact (the tennis court) will have on neighbours.
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Representations
The application was advertised by site notice, neighbour consultations and press advert.  Five
representations have been received which may be summarised as follows:-

• one representation from adjoining neighbour has no objection in principle but notes
that lighting should not be permitted, feels fence is too high and wonders about
drainage following earthworks;

• one representation raised concerns over the height/visual impact of the mesh
around the tennis court, the impact on drainage, the potential for future lighting, the
possibility of future commercial use and requests conditions to address these
matters;

• three representations raise the following concerns/objections:

• loss of established habitat/garden

• potential for noise and light pollution

• loss of privacy

• tennis court inappropriate in Conservation Area

• potential drainage issues

Report
The uprooting or clearing of garden plants or vegetation and replanting and redesign of a
private garden is a personal choice of the owner/occupier only: it is not a planning issue and is
not relevant to the consideration of this proposal.

Normally householders can construct a tennis court with a hard surface enclosed by fences up
to 3.0 metres high under Permitted Development Rights i.e. without the need to apply for
planning permission.  Under the same provisions, a householder can build other facilities
incidental to the enjoyment of the dwelling house e.g. swimming pool, croquet lawn, without
the need for planning permission.  In this case, more than incidental engineering works are
required to provide a flat surface bringing the proposal for a tennis court under Planning
control.

It should be noted that permitted development rights do not include the erection of lighting
columns or any commercial activity.  These are matters which would require planning
approval.

The earthmoving works are recently complete and a flat terraced area has been created in
what was a garden gently sloping away from the house.  The garden looks ‘raw’ being mostly
bare earth although along the northern boundary a three metre strip containing trees and
shrubs remains undisturbed.  Some new planting has taken place to the immediate rear of the
house.  The application shows extensive new planting and the applicants have confirmed their
intention to provide boundary planting to secure privacy for themselves and their neighbours.
They are prepared to accept a planning condition to this effect.

It is considered that the earth moving works are not major and there are not considered to be
any significant impact on the stone boundary walls.  The tennis court surface is to be
constructed of a porous free draining material allowing water to pass through with a soakaway
at the edge of the court to collect any excess water.  The Borough Council’s Principal
Engineer has been consulted and sees no difficulty in this area.

The applicants have a very large garden and wish to enjoy it by building a tennis court for their
own use.  This would normally be permitted development but the associated earthmoving
works do require planning permission, bringing the whole proposal under planning control.
Whilst the profile of the garden has changed there are not considered to be any overriding
planning reasons why this should not be permitted.  The applicant is prepared to accept a
landscaping/screening condition.
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Drainage on the hard tennis court surface is not considered to be a problem.  Separate
planning approval is required for the erection of lighting columns and for any non domestic
use.

Conclusion
Having regard to the characteristics of the site and its surroundings and to the relevant
provisions of the development plan it is considered that subject to compliance with the
conditions recommended below the proposal would not materially harm the character or
appearance of the Conservation Area or the living conditions of neighbouring occupiers.

Recommendation
Permission be granted subject to the following conditions:-

• the development must be begun not later than the expiration of three years,
beginning with the date of this permission;

• no development of the tennis court shall take place until there has been submitted
to and approved by the Local Planning Authority a scheme of landscaping.  All
planting comprised in the approved details of landscaping shall be carried out in the
first planting season, following the completion of the tennis court, and any trees or
plants which within a period of 5 years from the completion of the development die,
are removed or become seriously damaged or diseased shall be replaced in the
next planting season with others of similar size and species unless the Local
Planning Authority gives written consent to any variation;

• the tennis court shall be used for a purpose incidental to the enjoyment of the
dwelling house and shall not be used for any other purpose;

• the tennis court shall not be illuminated except with the prior approval of the Local
Planning Authority.

Officer to Contact
Jim Curnock, Planning Assistant, Ext 4251.
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2. 05/00461/DPA Alterations to the elevations of Unit No. 1 Charter Court, Butland
Road, Corby to facilitate the use of crèche and use of part of the
service yard as external play area and staff car parking for
Quadrant Estates (Oakley Vale) Limited

Background
Charter Court is a new neighbourhood shopping centre in Oakley Vale.  Planning permission
exists for the crèche but elevational and other changes are proposed.  This has precipitated a
letter of objection from the residents of 10 households in Violet Close.

Proposal
The proposal is to insert new window/door openings in the north-west, south-west and south-
east elevations, to provide a small outside play area with staff car parking in order to promote
crèche facilities.

Policies
Local Plan
Policy P13 (S) – Retail Facilities

Policy S20 – identifies this site for neighbourhood shops and community facilities.

Consultations
Principal Engineer (Summarised)
No objection in principle.

Representations
As a result of publicity a petition from 10 households in Violet Close has been received.  Their
main concerns are summarised as follows:-

• introduction of opening doors/windows will lead to overlooking of residential,
properties approximately  50 metres away;

• noise from activities on site, especially outside use;

• concerns over traffic congestion/parking arising from parents calling at the site;

• insufficient staff car parking leading to loss of public parking spaces;

• acknowledge need for facility but such facilities need to be designed with special
care;

• if approved then visual and acoustic barrier should be constructed.  Number of
children could be reduced.

Report
There is extant planning permission to use the building as a crèche and the objections need to
be considered against this fact.

Violet Close is about 50 metres away from the crèche facility across what is currently open
land but which is identified for a community centre with potential access off Butland Road.
When this new use materialises the activities at the crèche would become insignificant
because of the intervening use.

Given the existing permission for the crèche there is not a great deal of scope for dealing with
the objectors’ concerns.  They recognise the need for this facility and request that if granted a
screen should be provided.  The submitted plans indicate a 2 metre high fence (details not
specified) and it seems reasonable to require a solid fence.  The applicants have also verbally
agreed to erect a fence to provide the required degree of privacy for residents.
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Conclusion
Having regard to the permitted uses on the site and the characteristics of the surrounding area
and to the relevant provisions of the development plan it is considered that subject to
compliance with the conditions recommended below the proposals would not materially harm
the character or appearance of the area or the living conditions of nearby residents.

Recommendation
Permission be granted subject to the following Conditions:

• the development must be begun not later than the expiration of three years,
beginning with the date of this permission;

• a screen fence 2.0 metres high details of which shall be submitted to and approved
in writing by the Local Planning Authority shall be erected along the north-west,
south-west and south-east boundaries of the site before the building is occupied as
a Crèche.

Officer to Contact
Jim Curnock, Planning Assistant, Ext 4251.
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3. 05/00449/DPA Erection of canopy and placing of seasonal tables and chairs to
rear, including decking AT 15 HENLEY HOUSE, CORPORATION
STREET, CORBY for Café Planet Limited

Background
At the meeting of the Development Control Committee on 10th December 2002.  Members
resolved to grant permission for the change of use of this unit from a flower shop to a
continental style café/bar (application Ref. 02/00376/COU).  In granting permission a condition
was imposed (Condition No. 4) which states that the use shall not occur other than wholly
within the building identified as 15 Henley House, with no setting out by or serving of
customers upon the roof area to the rear, nor anywhere outside of the building.

In November 2004, an application for the variation of Condition 4 to provide 4 tables and
chairs at the front and 6 tables and chairs to the rear, the café (application Ref 04/00232/RUC)
was considered by Committee.  It was resolved that permission should be refused.  At the
same meeting of the Committee, an application for the erection of a conservatory at the rear of
the café (Application ref 04/00333/DPA) was also refused.

On 19th April 2005 Committee considered a further application (Ref. 05/00054/DPA) for the
erection of a canopy and the placing of seasonal tables and chairs to the rear of the café.  On
the basis of the proposed seasonal use, it was resolved to grant planning permission for a
period of six months.  This permission therefore expired at the end of October 2005.

Proposal
The proposal is to retain the external seating on the roof area to the rear of the café.
Compared with the approval in April 2005 scheme has been varied as follows:-

Application Ref
05/00054/DPA

Current Application

Seating area beneath awning 2.6m x 5m

(13.0m2)

3.0M X 3.55M

(10.65 m2)

No. of tables 6 5

Seating 24 20

Timber decking Not specified Yes – but not fixed to roof

Policies
Corby Borough Local Plan
Policy P1(J) – Proposals for… commercial development should ensure that… there will be no
adverse effects on people living or working in the locality, or on the environment, with
particular regard to dust, noise, smell, fumes or general disturbance.

Policy P9(S) – Corby Town Centre – Provision of entertainment and leisure uses, including
restaurants and public houses will be encouraged within the Town Centre…

Northamptonshire Structure Plan
Policy CO1 – Corby Special Policy Area : the regeneration of Corby Town Centre is a key
objective.  Corby is therefore identified as a Special Policy Area…  The following ingredients
will be required to support this regeneration:

• a comprehensive town centre regeneration programme to support its role as the
primary focus for shopping, leisure, culture and entertainment and to increase the
amount of housing.
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PPS6 – Planning for Town Centres – “A diversity of uses in centres makes an important
contribution to their vitality and viability.  Different but complimentary uses during the day and
in the evening can reinforce each other, making Town Centres more attractive to local
residents, shoppers and visitors.  Local Planning Authorities should encourage diversification
of uses in the Town Centre as a whole”.

Catalyst Corby – The Regeneration Framework – the regeneration framework formulated for
central Corby states that:-

“The Town Centre will undergo a dramatic transformation creating a new high-density retail
area that will act as a visually impressive “front door” to Corby.  It will be the principal area of
destination activity throughout the day and evening during the week and at weekends, with a
diverse mix of community, shopping, entertainment and cultural activities together with
residential and commercial floor space for those who want to be part of the lift of a busy urban
quarter.

Consultations
Environmental Services Director
Due to the proximity of residential accommodation, the setting up of and use of the area
should not start before 09.00hrs and should be fully cleared by 1800 hrs and the playing of
music of any kind to the patrons using the facilities should be forbidden.

Principal Engineer

• no problem with the awning.

• Only problem is the possibility of debris being blown off the area.

Representations
The application has been advertised by site notice and the residents of Henley House were
notified.  One letter of objection has been received raising the following matter:-

• The area is a yard for the use of local residents as a drying area or any other use;

• An extension of Planet Coffee into the residents’ yard is an invasion of privacy
which has gone on too long with the present “temporary” use of this outside
extension;

• Residents need and deserve a certain degree of privacy which we do not have with
Planet Coffee intruding into out lives.

Report
This proposal for a permanent external seating area at the rear of the care comprises a
reduced area and scale to that approved in April 2005.

From assessment the proposal would occupy approximately 23% of the rear roof area at rear
of No. 15 and is within an area previously defined by the Town Centre Manager as being
acceptable in order to maintain escape routes and access to neighbouring properties.

The provision of the awning above the seating area which, in conjunction with the limitations
proposed by the Environmental Services Director, would provide for the protection of the
neighbouring residential amenities.

It is however considered that screening of the seating area should form a part of any
permanent seating area to provide for the privacy of patrons and local residents and that this
provision should be a condition of an approval.

Recommendation
Approval subject to the following conditions:-
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i) the development must be begun not later than the expiration of three years, beginning
with the date of this permission;

ii) the use hereby permitt6ed shall be used only between 1 April and 30 September;

iii) the area shall not be open to customers other than between 0900 hrs and 1700 hrs
Mondays to Saturdays only and all tables shall be cleared by 1800 hrs on each day;

iv) the use hereby permitted shall be restricted to the area indicated on Drawing No.
PO3/01A and shall not be extended to any other part of the roof area;

v) no music of any description shall be played outside of the existing building at any time;

vi) the external seating area hereby approved shall be screened on each side from the
adjoining roof area, details of which shall be submitted to and approved in writing by
the Local Planning Authority before the use commences;

vii) the timber decking shall be installed with sound deadening to prevent the transmission
of low frequency vibration, details of which shall be submitted to and approved in
writing by the Local Planning Authority before the use commences.

Officer to Contact
John Ratcliffe, Planning Officer, Tel: 464174.
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4. 05/00320/COU Change of use from office space to proposed annex to the
Village Inn public house AT 18 THE JAMB, CORBY
for Mr S Green

Background
The application site is within the Old Village, some 975 metres east, north-east of the Town
Centre defined on the Local Plan Urban Area Inset Map.

The site is part of the first floor office accommodation above a parade of local shops, housed
in a distinctive two storey, flat roofed, early 20th Century commercial building.  Access to the
upper floor above numbers 18-26 The Jamb is gained from a ground floor lobby via a common
staircase.  There are separate sanitary facilities for men and women.  The ground floor shop
units are currently occupied by Complexions (a beauty salon), Tip Top (a take-away hot food
shop), Hadden (a butchers shop) and the Chocolate Shop (confectionery), Ladbrokes (betting
shop) and Wilco (motorists supplies).

Bonnie Brides and Grooms occupies the first floor to the south of the application site as a shop
providing dress for weddings.  Access to the premises, number 8 The Jamb is from a separate
stair, though the business relies on the stairs to number 18 as a secondary means of escape,
using double doors to the first floor landing.

There is a small triangular area of open land between the building on the application site and
the adjoining financial and professional service use in Chapel Lane.  To the south-east is a
service yard which gives access to the commercial properties at the junction of High Street
and The Jamb.

The submitted scheme was described as residential accommodation with nine bedrooms,
lavatories, a wash room and a bar/games room.  Following discussions, the applicant has
revised the scheme making it clear that the bedrooms would be ancillary to the “Village Inn”,
about 50 metres to the north of the site.  The plans now show a lounge/common room for the
use of residents instead of the bar/games room.

The application site is part of a property owned by the Borough Council.

Policies
Northamptonshire Structure Plan
T3 – the transport requirements and access needs of development should be accommodated.

T9 – Parking Provision and T11 Zones for private non-residential parking.

Corby Borough Local Plan
Paragraph 4.8 of the Written Statement identifies a need for further hotel accommodation at
Oakley Hay and in the Town Centre.

Parking Standards Part C1 : Hotels and Hostels suggest the provision of one space for each
bedroom (unchanged by Supplementary Planning Guidance 2003).

National Policy
PPG – the Planning System : General Principles
The statutory Development Plan will continue to be the starting point in the consideration of
planning applications.

Private Interests – the basic question is whether development would unacceptably affect
amenities and existing uses which ought to be protected in the public interest.

PPG4 – Industrial and commercial development and small firms.

Economic growth and a high quality environment have to be pursued together.
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Local Planning Authorities should assist small firms and make positive use of planning
conditions to overcome potential problems.

Consultations
Local Plan Section
No Local Plan issues.

Environmental Services
As an annex to the Village Inn, no comments.

Principal Engineer (relevant summary)
No objection in principle.

Highway Authority
Should take account of NCC Minor Planning Applications document.

Representations
A site notice was displayed and nearby properties were notified.

Messrs Lamb and Holmes on behalf of the Chinese Take-away which owns No. 24 The Jamb.

• Will place a strain on the foul drain which serves the block and passes under
number 24, with the only manhole inside this unit

• Residents would be disturbed by late night opening, noise and smells

• Is a sale to the applicant intended?

Tip Top Chinese Takeaway

♦ Reiterates these points.

Complexions Beauty Salon

• The treatments offered to clients require a quiet environment which the proposed use
might disturb.

• A long lease involves commitment to this unit.

Bonnie Brides and Grooms

♦ Concerned at effect on fire exit and contamination of stock by food smells and cigarette
smoke.

Report
Your Officers were concerned that the premises might be used as bed sitting rooms or hostel
accommodation with communal sanitary and cooking facilities.

The applicant has stated that the building will be used as ancillary accommodation to the
nearby Village Inn where food and drinks will be supplied, including a trade kitchen and a
residents’ dining room.  Room 10 would be used as a common room with a TV and lounge
seating.  Revised plans have been submitted which confirm these arrangements.

The proposed use would relate reasonably to the commercial uses below and nearby and
need not disturb residents in the neighbourhood, provided that the use of the bedrooms and
the lounge is properly controlled.

The operation of the take-away business should be conducted so as to avoid nuisance and
loss of amenity.  Equally, prospective residents should expect living conditions appropriate to
a commercial area.

PPG4 and more recent Government planning policy encourages the provision of mixed
development.  “The fact that an activity differs from the predominant land use is not a sufficient
reason, in itself, for refusing planning permission”.
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The parking requirements of the proposed development are unlikely to differ significantly from
those of the existing office space.

The provision of sound-proofing should ensure that the development does not interfere unduly
with the operation of the ground floor businesses.

Conclusion
The 1987 Use Classes Order makes a clear distinction between a hotel, boarding or guest
house (Class C1) and a residential institution where some element of care is provided (Class
C2).  The Order also specifies that a hostel is not within any Use Class.  The courts have
established that the use of a hotel as residential club or bedsitting rooms is likely to constitute
a material change of use requiring planning permission.

It should therefore be possible to control the use of the premises so that the proposal does not
create the kind of accommodation which might disturb nearby occupiers during business
hours.  The proposed use is unlikely to cause demonstrable harm to interests of
acknowledged importance (Paragraph 13 of PPG 4).

The adverse effects of the proposed development can be adequately mitigated by the
conditions attached to the grant of planning permission so that the use would not cause
demonstrable harm to interests of acknowledged importance;

The proposal would not conflict with the objectives of development plan and Government
planning policies and there are no further considerations which suggest that the application
should be determined otherwise.

The Committee is recommended to attach appropriate conditions.

Recommendation
Planning permission be granted subject to the following conditions:-

• the development must be begun not later than the expiration of three years,
beginning with the date of this permission;

• the development shall be carried out in accordance with the applicant’s letter dated
21st September 2005 and the amended plan received on 7th December 2005.  The
proposed accommodation shall at all times remain ancillary to the Village Inn and
shall not be separately used or occupied;

• the proposed common room shall be used solely for the benefit of residents and no
food shall be prepared or served on the premises other than hot drinks and light
refreshments;

• there shall be no playing of music or broadcast of sound in the common room or
elsewhere so as to be audible outside the premises;

• before the development is brought into use, details of any proposed alterations to
the premises shall be submitted to and approved by the Local Planning Authority
and the agreed scheme shall be carried out;

• before the development is brought into use, details of a scheme to attenuate the
transmission of sound through the floors and walls of the premises shall be
submitted to and approved by the Local Planning Authority and the agreed scheme
shall be carried out.

Officer to Contact
Michael Woods, Planning Officer.
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5. 05/00361/DPA Restoration of Vine Cottage for offices, use of curtilage for
garage purposes, side extension to existing workshop and new
security fencing to part of front boundary AT 5 HIGH STREET,
CORBY for Mitsubishi Garage

Background
The application site is close to the western edge of the Old Village about 160 metres west of
the junction between the High Street and The Jamb.

Site Description
Vine Cottage, number 5 High Street, may have been a late 17th Century or 18th Century
cottage, originally part of a terrace.  The rubble masonry appears to have been raised in
modern times to the level of the original dormers with thatched roofs.  At the same time a new
roof with a covering of machine made clay tiles was added.  There is an unsympathetic single-
storey flat roofed extension to the rear.

The boundary wall between the cottage and the existing garage site is an unattractive
combination of panels of common brick, set between RSJ’s.  The curtilage to the rear of the
building is about 36 metres in depth with an area of some 350 square metres.

The existing garage site includes a building of sand-faced bricks under a shallow pitched roof.
The frontage has a deep parapet fascia carrying illuminated advertisement.  The fascia, gable
end and side elevation are clad with grey, plastic coated profiled steel sheeting.  Black spear-
pointed railings enclose the forecourt.

Proposal
The submitted plans showed the demolition of Vine Cottage and the enclosure of its site as an
extension to the garage site.  The rear of the existing building would be extended sideways
under a pitched roof to create an additional 118 square metres of workshop floor space.  The
proposed materials would consist of plastic coated profiled steel sheeting to match the existing
building and facing brick for the rear elevation.  About 15 square metres of the new building
would stand within the curtilage of Vine Cottage.  The boundary wall between the sites would
be removed and the existing railings would be extended across the site to the boundary with
the “White Hart” public house.

The applicant was asked to submit revised plans, received on 25th November 2005, providing
for the retention of Vine Cottage and its front boundary wall.  New railings would be returned at
a distance of a metre from the gable end to retain the historic cottage as a free-standing
element in the street scene.  The applicant’s agent has stated that Vine Cottage will be used
for office purposes.

Policies
Northamptonshire County Structure Plan
Policy AR6 Cultural Heritage – provides for the preservation and enhancement of
environmental assets, including Conservation Areas, Listed Buildings and their settings.

Note:  the site is not within a Conservation Area – Vine Cottage is not Listed.

Corby Borough Local Plan
P11(T) Road Safety – new proposals should be designed to promote road safety.

P8 (T) – Car Parking and Appendix 2 – set out parking policy and standards.

P1(E) – Environmental, Protection on Development Sites – proposals should reflect the
general character of the area through layout, design, siting and materials, not intruding into the
setting of important buildings.
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National Planning Policies
PPG – The Planning System – General Principles
The development plan is the starting point for the consideration of applications for planning
permission.

PPG4 Industrial and Commercial Development and Small Firms
The guidance note urges Local Planning Authorities that “Economic growth and a high quality
environment have to be pursued together”.  It emphasises the need for a helpful approach to
development control, especially towards the needs of small firms.  Positive use should be
made of planning conditions to control any potentially harmful effect of development.

PPG15 Planning and the Historic Environment
The document highlights the importance of finding a beneficial use for historic buildings as the
most effective means of ensuring their preservation and restoration.  That advice is relevant to
the current proposal, although Vine Cottage is not within a Conservation Area, neither is it a
Listed Building.

Consultations
Environmental Services
No comment or objection.

Principal Engineer (relevant summary)
All new hard areas should be drained via a sustainable system.

Highway Authority
No objection in principle to this development:-

• there is an opportunity to improve sight lines

• there is some uncertainty about the parking provision to be made in relation to the
enlarged premises and the intensified use.

• additional parking for operational purposes should be provided.

English Heritage
Responding to a request that Vine Cottage should be included on the statutory list of buildings
of special architectural and historic interest.  The organisation declined to do so:

• domestic buildings survive in large numbers suggesting a need for a selective
approach to inclusion on the List

• the building was once part of a terrace, has undergone significant alteration and
has lost its original roof

• it may nevertheless be of local interest.

Representations
A notice was posted on site.  Amenity bodies and local residents were notified.

Corby Village Tenants and Residents Association

• The proposed demolition would harm the street scene and undermine the Council’s
initiatives to improve the area;

• Repair of Vine Cottage would be viable in view of the low purchase price;

• Alternative parking could be provided on the Association Car Park;

• There is widespread local opposition to demolition
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• The additional workshop space will occupy existing parking spaces while generating
greater demand;

• The development would increase the abuse of the Community Association car park, with
18 spaces usually occupied by the applicants, displacing callers onto the Highway;

• The transfer of business from Collyweston will exacerbate the situation;

• Car transporters impede the free and safe flow of traffic on the highway and service
vehicles rarely enter the site;

• No provision is made for disabled parking;

• Operational parking and servicing space is already inadequate

• The flow of vehicles is under estimated

In response to revised plans:

• The Association objects to the demolition of the front garden wall of Vine Cottage;

• The Association’s views are supported by a petition with 754 signatures.

Local Residents
Eight letters of objection were received from residents of High Street, Latimer Road, Raleigh
Close, St Andrew’s Walk and Tunwell Lane.  Further points raised include:-

• The business should move to an out of town location

• The firm also uses the car park of the White Hart public house

• A substantial increase in extraneous traffic using the local road network would
result in the pavement sometimes being obstructed.

Report
Highway Safety
The extended forecourt, at 34 metres in length and 11 in depth, would not be large enough to
allow a car transporter to enter and leave the site safely, even if the railings were removed and
the frontage kept clear.  If permission were granted, no improvement in the existing situation
could be expected.

Intensification of Use
The space occupied by the near workshop would be capable of accommodating five car
parking spaces.  The additional area behind No. 5 High Street would enable the formation of
nine usable spaces, allowing for access to the area beyond the end of the new workshop.

The proposed building would provide two service bays behind sectional shutter doors.  There
is unlikely to be a dramatic improvement in the arrangements for parking and manoeuvring on
the enlarged site.

The application documents do not provide full details of the existing and proposed parking.
However the development and the enlargement of the site would allow the position to be
reviewed so that a comprehensive layout can be prepared and implemented to make the best
use of the available space.  A nett gain in the number of parking spaces could be expected.  A
planning condition should be imposed to achieve this.

Environmental Considerations
Although significantly altered, Vine Cottage and its enclosed front garden make an important
contribution to the street scene in this part of High Street.  Apart from its intrinsic attraction, the
gable end of the cottage stands well forward of the public house to the west, as evidence of
the original pattern of vernacular development in the village.  The building also provides a
useful enclosure and some screening of the garage and its forecourt.
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Conclusion
The overall effect of the development is unlikely to significantly worsen the impact of these
commercial activities on highway safety, living conditions and the appearance of this locality.

There would be an opportunity to provide and retain operational parking within the enlarged
site.

National Planning Policy suggests that the Local Planning Authority should make efforts to
sustain businesses of this kind, making effective use of planning conditions to control
potentially harmful effects.

The retention and use of Vine Cottage, a building of local architectural and historic interest and
an important component of the street scene, would be an important advantage.

The proposed development is consistent with national planning policy and does not prejudice
the objectives of the development plan in force for the area.

Its adverse effects would be offset by the effective retention of part of the historic street scene
and would be mitigated by the conditions attached to the grant of planning permission.

On balance, planning permission should be granted.

Recommendation
That planning permission be granted subject to the following conditions:-

• the development must be begun not later than the expiration of three years,
beginning with the date of this permission;

• the proposed development shall be carried out in accordance with the agent’s letter
and the amended plan received on 25th November 2005;

• the use of the proposed workshop for servicing and maintaining cars sold at the
garage shall at all times remain ancillary to the use of the extended garage site and
shall not be separately used or occupied;

• the use of the workshop and site shall at no time be detrimental to the living
conditions of residents by reason of noise, fumes, vibration, smoke, smell, grit or
dust;

• apart from cleaning and office work, the use of the site shall be limited to the hours
between 0900 to 1800 hours Monday to Saturday and 1000 to 1600 hours on
Sunday and at no time on Bank Holidays;

• before the development begins on site, detailed plans for the restoration, repair and
use of Vine Cottage together with the boundary walls along the southern and
western boundaries of its curtilage, shall be submitted to and approved by the
Local, Planning Authority in writing.  The agreed scheme shall be carried out and
completed to coincide with the programme of works for the proposed extension to
the garage building.  The cottage and boundary walls shall then be retained;

• the scheme referred to in the previous condition shall include a scheme of
landscaping which shall be maintained for a period of five years after planting in the
first appropriate season;

• notwithstanding the details shown on the submitted plan, details of the proposed
access to the enlarged site and of its intended layout, including the existing and
proposed ground levels and the provision of operational parking, shall be submitted
to and approved in writing by the Local Planning Authority.  The agreed scheme
shall be carried out before the development is brought into use and afterwards
retained.

Officer to Contact
Michael Woods, Planning Officer.
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6. 05/00297/OUT Demolition of 274 Oakley Road and erection of 12 No flats with
associated parking and access for Mr P Celebicanin

Introduction
The application is for outline planning permission to build twelve three-storey flats on the site
of an existing house.  The application seeks approval for the siting of the building and for the
means of access.  For this reason the application is accompanied by illustrative material
showing the design and external appearance which might result if permission were granted.

The site and its surroundings
The application site is approximately 450 metres due south of the town centre, within a
neighbourhood which is predominantly residential in land use and character.  About 100
metres to the north-east is a junction with Cecil Drive.  To the south-west at a distance of 720
metres, Sower Leys Road joins Oakley Road at a roundabout.  There are local shopping
facilities at Hazel Leys and Oakley Vale some 300 and 1400 metres from the site.

Outside the application site the carriageway of Oakley Road is 7.6 metres in width.  The
combined verge and footpath are almost 6.0 metres wide overall.  A 40 mph limit is in force.
The housing opposite in Honiton Gardens is some 30.0 metres from the road, set behind a
screen of mature deciduous trees.  Direct access to the classified road is limited.

To the west is a terrace of four two-storey houses in Shannon Court.  The gable end of the
nearest home stands about 2.0 metres from the boundary of the application site.  To the east,
at distances of 12.0 and 13.5 metres from the site, are numbers 14 and 16 Capell Gardens.
The windows in the rear elevations of these modern houses look on to the application site.

To the north is number 276 Oakley Road, a modern infill dwelling faced with buff rustic bricks.
A matching brick screen wall 1.83 metres in height separates the plot from the application site.
This wall curves forward to form an enclosed turning head outside a detached double garage.
Between the brick piers, the drive into the plot is 4.88 metres wide.

The front elevation of number 276 Oakley road is about 6.0 metres from the boundary wall and
21 metres from the rear elevation of the existing house at number 274.  Two ground floor
reception room windows face the wall and two first floor bedroom windows overlook the site.

Number 274 Oakley Road is of two-storey gabled form, built of squared, finely jointed ashlar
under a roof of Welsh slate.  The building is set at an angle to the road about 21 metres from
the highway at its closest point.  A date stone bears the inscription ‘RCC 1925’.

At the eastern end of the frontage there is a shared drive giving access to the house and
number 276.  Where it meets the highway the metalled surface is 3.6 metres wide.  Alongside
the drive is a boundary hedge of native plants about 3.0 metres in height.  The plot stands
about a metre above the level of the highway footpath.

The proposal
The submitted plans showed a three-storey block with a hipped roof and dormer windows
lighting the second floor.  The building was set close to and at an acute angle to the terrace in
Shannon Court.  Your officers were of the opinion that this arrangement would bring about an
unacceptable loss of privacy to these houses, with direct overlooking of their gardens,
immediately behind the dwellings and at short distances.

Revised plans were received on 21 December 2005 showing an articulated block aligned with
Shannon Court and then turning parallel with Oakley Road.

These amendments have brought the building further forward on the site by a maximum of 3.0
metres.  The windows would now look into the site.  At each end of the block the width of the
building has been reduced and its height lowered to two-storeys.



262 17 Development Control

24 January 2006

The layout plan shows a vehicular access based on the existing arrangement but widened to
allow vehicles to pass and provided with radii at the junction.  Within the site a small service
building would act as a store for cycles and refuse bins.

Traffic Impact Assessment
The findings of a report prepared by the applicant’s consultant engineers indication that:

• Visibility at the access exceeds 4.5 by 120 metres, the required standard for a 40mph
design speed

• There have been no accidents reported recently associated with the access

• The number of trips using the access if the development were carried out is estimated at
58 per day.  (This figure includes movements associated with number 276 Oakley Road
and service vehicles).

On this basis the consultants conclude that redevelopment should not bring about a significant
adverse effect on the safety of the local highway network.

Within the last three years, seven accidents have been recorded in the vicinity.  Two of these,
including a fatality were caused by youths running into the path of incoming vehicles.

Policies
Northamptonshire Structure Plan
Policies GS2, GS3 and GS4 set out a strategy to achieve sustainable development, making
the best use of previously developed land and reducing the need to travel by pursuing
‘compact urban growth and transport choice’.

Policy GS5 Design – includes guidance that the appearance of development should take
account of its surroundings.

Policy H6 Density – requires that optimum use is made of land specifying a minimum density
of 35 dwellings per hectare.

Policy H7 Housing Types and Sizes – suggests a mix and range of housing types to meet the
increasingly varied forms of housing requirements.

Policy CO1 Corby Special Policy Area – identifies regeneration as a key objective.  The urban
area should act as a focus for net in-migration into the County.

Policy T8 Walking and Cycling – new developments should make effective provision for
pedestrians and cyclists.

Policy T10 Parking for Housing – indicates that development with more than an average at 1.5
spaces per dwelling will not be permitted.

Corby Borough Local Plan
Policy P4(R) New Housing Development – requires that careful consideration should be given
to a range of issues, including layout, density, design and materials, together with vehicular
access and circulation.

Policy P6(R) Backland and Garden Development – will only be permitted where there would
be no adverse effect on amenity and privacy and adequate access in available.

Policy 12(T) Cyclists – provision will be made in major new development.

Policy P1 (E) Environmental Protection on Development Sites – proposals should reflect the
general character of the area through layout, siting, design and materials.

National Planning Policy
PPG – The Planning System: General Principles
The statutory development plan will continue to be the starting point in the consideration of
planning applications.  Unless material considerations indicate otherwise, applications should
be determined in accordance with the plan.
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Private Interests – the basic question is not whether individuals would suffer financial or other
loss but whether development would unacceptably affect amenities or existing uses which
ought to be protected in the public interest.

PPS1 – Delivering Sustainable Development
Sustainable Economic Development
Planning Authorities should ensure that everyone has the opportunity of a decent home, in
locations that reduce the need to travel.

General Approach
New development should be located where access to services and facilities is available on
foot, bicycle or public transport reducing reliance on the private car.

Authorities should encourage the more efficient use of land through higher density and the use
of suitably located previously developed land.

Spatial Plans
It is proper to promote local distinctiveness, avoiding needless prescription which might stifle
innovation.

Design
Inappropriate design which fails to improve the character, quality and function of an area
should not be accepted.

Good design should recognise the link between people and places through easy access to
jobs and key services.  Development should be integrated into the urban form.

PPS3 – Housing
Windfalls – are sites that have not specifically been identified, on previously developedland
which unexpectedly becomes available (the application site is a windfall site).

Design for Quality – the local pattern of streets and spaces, building tradition, and materials
should be taken into account.

Making the Best Use of Land – policies which unduly restrict limits on the amount of housing
should be avoided.  A density between 30 and 50 dwellings per hectare normally represents
an efficient use of land.

Reviewing Parking Standards – reduced standards with an average of 1.5 spaces per dwelling
reflect the Government’s emphasis on securing sustainable development.

Rejecting Poor Design – applicants should be able to show that they have taken account of
the need for good layout and design.

The Density of Residential Areas – MHLG 1969
This document set out standards for maintaining adequate privacy, outlook, daylight and
sunlight.  It established spacing standards, such as, the norm of 22 metres between the
windows of houses to reduce overlooking.  A standard to maintain daylight, sunlight and
freedom from visual intrusion was also included.

Although it would now be regarded as unduly prescriptive, it still provides a useful yard – stick
in assessing the effects of higher density development and ensuring that sufficient space is
available around and between dwellings.

Consultations
Local Plan Section
Three of the spaces shown on the submitted plans cannot be used independently.



262 19 Development Control

24 January 2006

Principal Engineer (relevant summary)
The Highway Authority should comment on the proposed access, given the volume of traffic
using the A6014.

Increased vehicular activity in this location may be a hazard, although there is no significant
accident record.

The access should assume the form of a properly constructed junction.

Surface water should be discharged to a sustainable system.

Environment Agency
The Agency has no objection of principle:

• The Water Company should be consulted to establish if there is adequate capacity for
the discharge of foul and surface water without pollution or flooding

• The developer should consult the Agency’s Pollution Prevention Guidelines

Highway Authority
A significant increase in vehicles slowing, stopping and turning to use this access from a busy
classified road would impede the free flow of traffic.

Numerous accidents have occurred on Oakley Road between the A427 Westcott Way and
Sower Leys road, many involving personal injury.

It is considered that the vehicle movements predicted in the applicant’s Traffic Impact
Assessment are an underestimate.

Nevertheless, the Authority could not sustain an objection to the proposals on the grounds of
highway safety.

Representations
A site notice was displayed and 23 residents in Blake Road, Capell Gardens, Honiton
Gardens, Oakley Road and Shannon Court received individual letters.  The application was
advertised as a major development of more than 10 dwellings.

Five letters of representation have been received from three households adjoining the site in
Capell Gardens and Oakley Road.  Grounds of objection include:

• The proximity of a three storey building would cause unacceptable harm to residents’
living conditions through direct overlooking from the proposed rear and side of
elevations

• Daylight and sunlight would be obstructed by a building of this form

• Oakley Road is heavily trafficked, the number of parking spaces proposed is
insufficient and the estimated traffic flows are an underestimate

• Where will surface water and foul sewage be discharged?

• The increase in vehicular traffic attracted to the site and moving within it will cause
unacceptable disturbance

• The existing house is of historical value and should be retained

• The local road network is already unsafe, with a recent fatality

• The presence of a speed camera indicates that vehicle speeds are excessive

• There are already many modern dwellings in the neighbourhood so that flats are not
needed

• Highways improvements to produce a safe access would impede the flow of traffic on
the main road
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• A previous application for three dwellings was reduced to one on highway safety
grounds.  Traffic flows have since increased

• The value of existing homes will be affected

Report
Sustainable Development
The location, within an established residential neighbourhood and with reasonable access to
local facilities, can be regarded as a sustainable one.  Development would be likely to result in
shorter journeys in comparison with other peripheral sites.

The inclusion of facilities for cyclists would accord with national and strategic policies offering
an opportunity to reduce reliance on the private car.

The existing use of the site, as the cartilage of a single dwelling, amounts to an under use of
urban land in relation to the character and quality of the surrounding area.

Highway Safety
The Highway Authority’s concern that the intensified use of an existing junction would be likely
to increase the risk of accidents is well founded.  However, the accident record does not
suggest an exceptional hazard at this point.  It should be noted that the junction with Cecil
Drive was improved in 2004.

The Authority concludes that a refusal of planning permission on highway grounds could not
be justified.  Nevertheless, the detailed design of the access shown on the submitted and
revised plans should be carefully considered to establish if the potential risk to traffic safety
can be further reduced.

Design and the Street Scene
Number 274 Oakley Road is an early twentieth century villa of some quality, originally within
spacious grounds beyond the built-up area.  Its siting does not now relate well to the modern
houses in Shannon Court and Blake Road.  The western elevation adjoins the back
boundaries of the newer houses.  The building is not of sufficient architectural or historic
interest to justify its retention.  If the development represents a significant increase in density,
the plot is wide enough to accommodate at least three dwellings of the size of the houses in
Shannon Court.  The three-storey form of the development would also not be typical of the
existing pattern of development in the area.  The revisions which the applicant has agreed
have taken account of the surroundings.

Although relatively minor in scale, the changes to the plan form and siting will help to relate the
building to the houses on either side, to number 276 Oakley Road and to the main road.

The illustrative plans accompanying the application show the second floor within the roof
space, with small hipped roof dormers extending below the eaves level.  The elevations
incorporate lower wings and the revised plans have two-storey elements slightly lower than the
adjacent housing.

A design of this kind would sit well in the street scene of Oakley Road and there would be
sufficient space and existing planting to soften the transition between the existing and
proposed buildings.

Impact on Residential Amenity
The elevation parallel with Shannon Court would be some 34 metres from the front of number
276 Oakley Road.  The equivalent distance from the other wing of the building would be about
38 metres.  Given the standard spacing of 22 metres between the facing windows in two-
storey developments, these distances are considered to be sufficient to maintain an
acceptable level of privacy and freedom from undue overlooking between a conventional
house and a building with accommodation on three floors.

The northern end of the proposed block would be just over 5.0 metres from the gable end of
number 15 Shannon Court and 3.5 metres behind it.  This relationship would avoid the direct
overlooking apparent in the plans originally submitted.  To the south, the revised plans would
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increase the distance between the flats and number 16 Capell Gardens from about 25 to 28
metres.  In both cases windows in the end elevations shouldnot be approved.

It is clear that the development will result in increased use of the shared drive which runs
alongside the boundary with numbers 14 and 16 Capell gardens.  This additional activity may
affect residents.  The consequent loss of amenity would not be so severe as to warrant the
refusal of planning permission.  However, planning conditions to mitigate the impact of the
intensified use are essential.  The planting along the boundary should be retained and
strengthened and the installation of lighting should be controlled to avoid excessive
illumination form conventional lamp columns.  Similar considerations would apply to number
276 Oakley Road.  It will be important to avoid a concentration of parking spaces close to the
boundary where vehicle movements might cause unacceptable disturbance, especially at
unsocial hours.

Conclusion
The proposed development would make effective use of previously developed land in a
sustainable location.

The siting shown on the revised plans would relate satisfactorily to the surrounding two-storey
development, despite its three-storey form.  The adverse effects arising from the intensified
use of the site can be largely offset through the use of planning conditions.

It is important to appreciate that the applicant is not seeking approval for the design and
external appearance of the development.  It is these details which will determine whether the
building will actually integrate successfully with its surroundings.  However, the material
available to the Local Planning Authority does demonstrate that a successful architectural
solution is possible.

The proposal would be consistent with the objectives of government policy and the provisions
of the development plan in force for the area.  There are no further considerations which
indicate that the application should be determined otherwise.

Recommendation
 That outline planning permission be granted subject to the following conditions:

• Application for the approval of reserved matters shall be made to the Local Planning
Authority before the expiration of three years from the date of this permission.  The
proposed development shall be begun within five years from the date of this permission
or within two years of the last approval of reserved matters, whichever shall be the
later.

• Before development begins on site full details of the following reserved matters shall be
submitted to and approved in writing by the Local Planning Authority

a) the design and external appearance of the buildings

b) the landscaping of the site

c) the siting of all parts of the development beyond the principal building.

• The approval of the siting and means of access as part of this permission relates only
to the plan form and general massing of the principal building and to the general
location of the vehicular access in relation to Oakley Road.

• The matters reserved for subsequent approval in relation to landscaping shall include
proposed finished levels and contours, means of enclosure, other vehicle and
pedestrian access and circulation areas, hard surfacing materials, minor structures and
artefacts (such as lighting, signs, refuse and cycle stores), proposed and existing
functional services above and below ground (such as drainage, power,
communications, cables, pipelines and ancillary equipment).

Notwithstanding the plans and specifications which accompany the application,
development shall not begin until details of the junction between the proposed access
and the highway have been approved in writing by the Local Planning Authority and the
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building shall not be occupied until that junction has been constructed in accordance
with the approved details.

• No dwelling shall be occupied until space has been laid out, surfaced and drained in
accordance with details submitted to and approved by the Local Planning Authority for
cars to be parked and for vehicles to enter, turn and leave the site in a forward
direction.

• No external lighting shall be installed within the site without the prior written permission
of the Local Planning Authority

• Before development begins on site, details of the proposed floor levels of the dwellings
in relation to the existing and intended ground levels on the site shall be submitted to
and approved in writing by the Local Planning Authority.

• The proposed development shall be carried out in accordance with the siting shown on
the revised plan received on 21 December 2005.

• The hedge on the southern boundary shall be retained at a height of not less than 3.0
metres.  Proposals for enhancing this planting shall be submitted to and approved by
the Local Planning Authority as part of the landscaping scheme.  Any plant which dies,
is damaged or wilfully destroyed shall be replaced with matching species in the first
appropriate planting season and shall then be retained.

Officer to contact:
Michael Woods, Planning Officer
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7. 05/00498/REG 3 Demolition of 45 properties and some garages AT LINCOLN
WAY, CORBY for Corby Borough Council

Background
The application site encompasses 45 residential properties built on Radburn principles in the
1970’s comprising a variety of single, two, three and four storey units grouped around
courtyards and walkways with all car parking and vehicular access restricted to the periphery.

In August 2005, this Committee considered and gave approval for the demolition of 75
properties in the immediately adjoining location.

Proposal
The proposal is to demolish all of the buildings on the 1.33 hectare site as phase 2 of the
Kingswood Regeneration Scheme and then to offer the site for redevelopment for housing.

At the time of writing the consultation period had not expired it being the end of January 2006.
Any representations not included in this report will be reported.  There were no technical
objections on Phase 1 and this proposal relates to a second phase of demolition schedule.  No
technical objections are anticipated.

Policies
P4(R) – New Housing Development

P1(E) – Environmental Protection on Development Sites

In considering the application the following documents are also relevant:-

PPS1 – Delivering Sustainable Development

PPG3 – Housing

Representations
No representations have been received following site notices at the time of writing.

Consultations
Principal Engineer
Street lighting etc needs to be kept undamaged – all other engineering considerations have
been taken into account.

Report
The clearance of the site and its residential redevelopment on more conventional lines is the
approved regeneration strategy for the area and planning policies support this use of land.  At
the detailed stage intending developers will need to address in detail the requirements of the
Highway Authority, the Environment Agency and other undertakers as is the case for the
Phase 1 proposals.

It is considered important that during the period of demolition and the following redevelopment
the disturbance to adjoining residents and school children is kept to a minimum and it is
recommended that these matters are the subject of planning conditions.

There are considered to be no trees or structures worthy of retention.

Conclusion
Having regard to the existing use of the site, the character of the surrounding area, the
regeneration strategies of the Borough Council and the relevant provisions of the development
plan it is considered that subject to the conditions recommended below the proposed
development would be in accordance with the development plan and would ultimately lead to
an improvement in the living conditions of residents in the locality.
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Recommendation
Approval subject to the following conditions:-

• the development must be begun not later than the expiration of three years,
beginning with the date of this permission;

• no work shall be undertaken except between the hours of 7.30am and 6.00pm
Mondays to Fridays and between 7.30am to 1.00pm Saturdays, nor at any time on
Sundays or officially recognised public holidays;

• the site shall be suitably fenced along all of its boundaries in accordance with
details which shall be submitted to and approved by the Local Planning Authority
prior to the commencement of the use.  Such fencing shall be erected and
maintained as such prior to commencement of the demolition and retained
thereafter until the site is redeveloped;

• prior to commencing work on site, provision shall be made to accommodate all site
operatives, visitors and construction vehicles associated with the demolition of the
site.  Provision shall include adequate parking, turning, loading and unloading
space within the application site.  Details to be agreed with the Local Planning
Authority and Highway Authority prior to works commencing;

• precaution shall be taken for the duration of the works to prevent the deposit of
mud and similar debris on the adjacent public highway in accordance with details to
be submitted to and approved by the Local Planning Authority and Highway
Authority prior to works commencing;

• details of the temporary access arrangements serving the site shall be submitted to
and approved by the Local Planning Authority and Highway Authority prior to the
works commencing.

Officer to Contact
Jim Curnock, Planning Assistant, Ext 4251.


