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1.0

INTRODUCTION

1.1

This planning statement has been prepared to support a full planning application seeking
consent for the change of use of the land to an open storage yard (Use Class B8) and
associated works, including construction of a new access, installation of palisade fencing to
the boundaries and landscaping at land west of Old Cosgrove Road, Old Stratford,
Northamptonshire.

1.2

1.3

In addition to this planning, the application is accompanied by:
•

Application forms and ownership certificate, duly completed;

•

Cover Letter;

•

Site Location Plan;

•

Existing Site Plan; and

•

Proposed Site Plan.

In the succeeding sections the site is described (section 2); the proposed development is
explained (section 3); the planning and development history of the site is described (section
4); local and national policies relating to the proposed development are set out (section 5);
assessment of the proposal against these policies and the amendments made to the
proposal (section 6); and finally, section 7 provides the conclusions.
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2.0

THE SITE AND ITS SURROUNDINGS

2.1

The application site is an irregular shape and measures approximately 0.19ha (1860 metres)
in area. The site is situated to the north of Old Stratford, approximately 230m north of the A5
dual carriageway.

2.2

The site currently comprises an area of land which has been used for the open storage (Use
Class B8) of large concrete bollards, drainpipes, rubble, plastic barriers, wooden pallets and
security fence panels. The site is bordered to the west and south by an existing private road,
to the east by the old Cosgrove Road and to the north by a stream and then farmland. Trees
and hedgerow border the site on the northern, eastern and southern boundaries.

2.3

The site is located outside the settlement confines, however its location directly adjacent to
that of the recently allowed appeal on the former Furtho Pit site for B1, B2 and associated
open storage indicates that it is not an area of land considered to hold particular aesthetic
value. The site itself benefits from screening from the existing vegetation and demonstrates
that views into the site will be limited.

2.4

The existing site access is a private road, which also provides access to an existing
contactor’s yard. It also serves Knotwood Fields Farm on the other side of the A508. Old
Cosgrove Road is adopted and allows for access to the travelling show people warehouse
building situated alongside the A5.
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3.0

THE PROPOSED DEVELOPMENT

3.1

The application seeks planning permission for the change of use of the application site to an
area of open storage (Use Class B8) together with associated works including the creation
of a new access and landscaping.

3.2

The use would function as an extension of the applicant’s existing business which operates
from a contractor’s yard approximately 100m to the west. Two parking spaces will be
provided within the site as well as sufficient bicycle storage.

3.3

The existing ground levels around the proposed main entrance will be reduced slightly as
shown on the submitted plan in order to achieve an acceptable gradient for the movement of
vehicles.

3.4

The site boundaries will be delineated by a 2.4m green palisade fence. The creation of a new
access to the site is proposed and will be 6m wide, to facilitate the movement of vehicles.
The site will be accessed via a 2.4m high security gate, which will be located 6m back from
the adopted highway. Three trees located on the eastern boundary of the site and a small
section of scrub would be removed in order to facilitate the access. The remaining existing
vegetation will be retained, and additional planting of trees and hedgerow will be incorporated
into the development on all boundaries.

3.5

This application seeks to regularise the use and in so doing improve the visual amenity and
security of the site. The application site and the applicant’s nearby yard have experienced
several instances of theft of late. Regular fly-tipping along the current access from the old
Cosgrove Road has caused disruption and associated loss of income to the business.
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4.0

RELEVANT SITE AND PLANNING HISTORY

4.1

The application site comprised part of a sand and gravel pit, now restored and, later a road
construction compound associated with the A508 construction. The site was also part of a
wider historic permission for a golf course.

4.2

The applicant has owned the freehold of the site since 2012 but had been a tenant prior to
that from 1997, when he first began to store less-valuable items there rather than in the
secure compound to the west. For the past 21 years he has continuously used the land as a
contractor’s yard in association with his established business.

4.3

In

submitting

this

planning

application,

we

are

cognisant

of

the

application

(S/2010/0923/MAO) and subsequent appeal by Ace Plant Hire Ltd (APH) on the adjacent
former Furtho Pit site for B1, B2 and associated open storage. We are firmly of the view that
this establishes the principle of commercial use in this location. The application site, having
been cleared of overgrown weeds together with the addition of the palisade fencing and more
formalised approach to storing material would complement the character of the larger APH
development on the adjacent land.
4.4

The Inspector in the APH appeal noted that the site itself exhibits a rather bleak and
characterless appearance of much reclaimed land [sic]. We contend that the application site
forms part of that immediate character. In his/her assessment of the appeal, the Inspector
also observed the visual impact of the applicant’s existing compound, commenting that
“although the open storage on this land is not that attractive, it is not much seen beyond the
confines of the remainder of the reclaimed land”. The same conclusion can be made of the
application site. Old Cosgrove Road is a no-through route following the duelling of the A5. It
is closed to general traffic at a point immediately to the south of the application site and there
is no public access into the site.

4.5

The application proposes palisade fencing around the perimeter of the site, a treatment
accepted on the APH development. Whilst the fencing would run along the boundary with
the old Cosgrove Road, the applicant is keen to retain the vast majority of the established
screening and is willing to enhance this where appropriate.

7

N5233P
October 2019
Planning Statement

4.6

S/2016/0958/LDE – Certificate of Lawfulness for Existing Use comprising of B8 Storage and
Distribution. Refused and appeal dismissed 05/04/16

4.7

S/2018/2064/FUL – Change of use of land to open storage associated with adjacent
contractor’s yard and erection of 2.4m high palisade fence. The application was refused
28/11/18 for the following reasons:
1. The proposal represents new employment development in an open countryside location,
beyond the curtilage of any existing employment site, and by virtue of the proposed open
storage use of the site together with the use of 2.4 metre high palisade fencing would, due to
its position, design and location appear as an unwarranted intrusive and unsympathetic
development harmful to the character and visual amenities of the rural area. In this instance
no exceptional circumstances, agricultural or otherwise, have been demonstrated to justify
the development. The proposal would therefore be contrary to saved policies G3, EV2 and
E7 of the South Northamptonshire Local Plan 1997 and Policies S8 and R2 of the West
Northamptonshire Joint Core Strategy 2014, and Government guidance contained in the
NPPF.
2. The application site is located alongside Dogsmouth Brook and partly within Flood Zones
2 and 3 and the application should be supported by a flood risk assessment to address the
potential risks to and from flooding. In addition, it has not been demonstrated that the
proposal satisfies the sequential and exception tests for permitting development in Flood
Zone 3. The application fails to provide this information and therefore the proposal fails to
comply with saved Policy G3(M) of the South Northamptonshire Local Plan 1997, Policy BN7
of the West Northamptonshire Joint Core Strategy 2014, the Environment Agency Flood Risk
Standing Advice and the advice under paragraphs 157 - 158 and 163 164 of the National
Planning Policy Framework.
3. Due to the increase in ground levels from Cosgrove Road onto the site along with the
constrained nature of the site, along with the lack of information regarding how the access
point would be constructed and how adequate areas of on-site parking and vehicle turning
space will be provided, the application fails to clearly demonstrate that safe highway access
can be achieved. The proposal is therefore contrary to saved Policy G3(B) of the South
Northamptonshire Local Plan 1997 and paragraph 108 of the NPPF.
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5.0

PLANNING POLICIES

5.1

Section 38(6) of the Planning and Compulsory Purchase Act 2004 (as amended) requires
planning decisions to be made in accordance with the development plan unless material
considerations indicate otherwise.

5.2

5.3

The South Northants Council development plan comprises:
•

The West Northamptonshire Joint Core Strategy (WNJCS) adopted December 2014;

•

The Saved Policies of the South Northamptonshire Local Plan (1997); and

•

The emerging South Northamptonshire Part 2 Local Plan.

The following documents are also material considerations in the determination of the
accompanying planning application:
•

National Planning Policy Framework (February 2019); and

•

National Planning Practice Guidance (PPG)

National Planning Policy
5.4

The National Planning Policy Framework (NPPF) was published in February 2019 and sets
out the Government’s planning policies for England and how they are expected to be applied.
At the heart of the NPPF is a presumption in favour of sustainable development for both plan
making and decision taking. For decision taking this means, unless material considerations
indicate otherwise:
•

Approving development proposals that accord with an up to date development plan
without delay; or

•

Where there are no relevant development plan policies, or the policies important for
determining the application are out-of-date, granting permission unless:
i. the application of policies in this Framework that protect areas or assets of
particular importance provides a clear reason for refusing the development
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proposed; or
II. Any adverse impact of doing so would significantly and demonstrably outweigh
the benefits when assessed against the policies in this Framework taken as a whole.
5.5

The NPPF is committed to securing economic growth in order to create jobs and prosperity.
Paragraph 80 states that ‘significant weight should be placed on the need to support
economic growth and productivity, taking into account both local business needs and wider
opportunities for development. The approach taken should allow each area to build on its
strengths, counter any weaknesses and address the challenges of the future. This is
particularly important where Britain can be a global leader in driving innovation40, and in areas
with high levels of productivity, which should be able to capitalise on their performance and
potential.’

5.6

Paragraph 81 of the Framework sets out a list of criteria stating that planning policies should:
a) set out a clear economic vision and strategy which positively and proactively
encourages sustainable economic growth, having regard to Local Industrial
Strategies and other local policies for economic development and regeneration;
b) set criteria, or identify strategic sites, for local and inward investment to match the
strategy and to meet anticipated needs over the plan period;
c) seek to address potential barriers to investment, such as inadequate infrastructure,
services or housing, or a poor environment; and
d) be flexible enough to accommodate needs not anticipated in the plan, allow for
new and flexible working practices (such as live-work accommodation), and to enable
a rapid response to changes in economic circumstances.

5.7

Paragraph 82 of the NPPF advises that policies and decisions should recognise and address
the local requirements of different sectors, this includes storage and distribution operations
at a variety of scales and in suitably accessible locations.

5.8

Paragraph 84 of the NPPF states that planning policies and decisions should recognise that
sites to meet local businesses and community needs in rural areas may have to be found
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adjacent to or beyond existing settlements. It advises that development in these areas will
need to be sensitive to its surroundings, will not have an unacceptable impact on local roads
and exploits any opportunities to make a location more sustainable.
5.9

Paragraph 124 of the Framework advises that good design is a key aspect of sustainable
development. Planning decisions should aim to ensure that new development:
•

will function well and add to the overall quality of the area, not just for the short term
but over the lifetime of the development;

•

optimise the potential of the site to accommodate and sustain an appropriate amount
and mix of development (including green and other public space) and support local
facilities and transport networks;

•

create places that are safe, inclusive and accessible and which promote health and
well-being, with a high standard of amenity for existing and future users46; and where
crime and disorder, and the fear of crime, do not undermine the quality of life or
community cohesion and resilience; and

•

are visually attractive as a result of good architecture, layout and appropriate and
effective landscaping.

5.10

Paragraph 170 of the NPPF identifies a list of criteria which relate to conserving and
enhancing the natural environment.
Local Development Plan
West Northamptonshire Joint Core Strategy

5.11

Policy SA Presumption in Favour of Sustainable Development advises that when considering
development proposals, the Council will take a positive approach that reflect the presumption
in favour of sustainable development. It will always work proactively with applicants jointly to
find solutions which mean that proposals for sustainable development will be approved and
to secure development that improves the economic, social and environmental conditions in
the area.

11

N5233P
October 2019
Planning Statement

5.12

Policy S1 The Distribution of Development advises that new development in rural areas will
be limited, the policy goes on to list a set of criteria emphasising what the impact of new
development should be.

5.13

Policy S7 Provision of Jobs identifies that provision will be made for a minimum net increase
of 28,5000 jobs in the period 2008 – 2029. The proposal requires a number of employees for
the everyday running of the site.

5.14

Policy S10 Sustainable Development Principles sets out a list of criteria which new
development must adhere to.
Saved Policies of the Local Plan 1997

5.15

Policy G3 identifies a list of criteria with which all development proposals will be considered
against.

5.16

Policy EV1 advises the new development will be expected be of good design and sets out a
list of criteria which development should conform to.

5.17

Policy EV2 states that permission will not be granted for development in the open countryside
and goes onto list the exceptions to this. As previously stated, the site has been used as an
open storage facility for a number of years and is located adjacent to an approved plant
storage and hire development. The site is not considered to add any value to that of the ‘open
countryside’ and will soon be located within an area allocated for employment use, under
emerging policy AL5.

5.18

Policy EV21 states that new development will be expected to retain wherever possible or
failing that to replace trees and hedgerows. A small number of trees and hedgerow are to be
removed from the site, however the additional planting of trees around the site, specifically
to the southern border will result in an increase to the number of trees that currently on the
site.
South Northamptonshire Local Plan Part 2

5.19

The Local Plan Part 2 has been through examination and as such its policies carry significant
weight.
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5.20

Policy SS2 General Development Principles identifies a list of criteria which development
proposals should adhere to in order to gain planning approval.

5.21

Policy EMP3 ‘New Employment Development’ advises that employment generating
development on suitable sites outside of the settlement confines will be considered
acceptable if the proposal can only operate in an open countryside location. The application
site is located within close proximity to an existing contractor’s yard as described above. It
has been used in association with that site for many years without formal enforcement action
being taken by the council. It is submitted that the site does not exhibit a typical open
countryside character in that it and the wider Furtho Pit site is previously developed. The
character has been described in detail by the Inspector for the adjacent development. Local
Plan Part 2 does not identify the site as being within open countryside.

5.22

Policy SDP1 ‘Design Principles’ advises that new development must be of a high-quality
design.

5.23

Policy NE4 Trees, Woodlands and Hedgerows advises that development where it is deemed
necessary that trees and hedgerows be removed, suitable replacement planting will be
required within the development site or secured via planning obligation.

5.24

Policy AL5 ‘Land at Former Furtho Pit, Old Stratford/Cosgrove’ identifies 16ha of land at the
former Furtho Pit, Old Stratford/Cosgrove as an allocated employment area. The application
site is located within the allocated area. The employment area will be specifically for the
development of B1, B2 and B8 uses. Whilst the policy requires the production of a
masterplan, the application site equates to only 0.19ha of the 16ha allocation and the majority
of the site already has planning permission.
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6.0

PLANNING ASSESSMENT

6.1

The proposed development is situated within the emerging Allocated Employment Area,
identified as Policy AL5, of the Local Plan Part 2. Employment areas are identified as areas
of land and buildings that contribute to the local economy and provide on-going employment
opportunities. Policy AL5 identifies that the area will support the development of B1, B2 and
B8 uses, therefore the proposed change of use is acceptable in principle.

6.2

Future planning applications will comprise that of B1, B2 and B8 uses. As previously stated,
planning permission exists for the commercial development of a site located adjacent to that
of the application site for the use of the site for these uses. It is therefore considered that the
proposed open storage use would be in-keeping with the immediate surrounding area.

6.3

The proposed development will support an established business, which will remain in its
current location in the long term and represents an efficient use of previously developed land.
Design and Visual Amenity

6.4

The site comprises a small parcel of land which will be located within an allocated
employment area and will be surrounded by commercial development, falling under Use
Classes B1, B2 and B8.

6.5

The character and overall appearance of the area at present is one of reclaimed land and
has been described as “bleak and characterless” by an Inspector. We therefore suggest that
“open countryside” is not an accurate description of the character of the site but merely labels
its location outside the confines of the settlement, albeit very close to it.

6.6

The formal use and layout of the application site for storage ensures the optimal use of what
would otherwise become an under used remnant of a wider employment site with little
landscape and ecological value. The proposal would have an acceptable impact on the
character of the immediate area against the backdrop of the existing and consented uses
within close proximity to the site. The proposal would strengthen security on a quiet nothrough road, which currently provides a haven for frequent instances of theft and fly-tipping.
The proposed fencing will be softened by existing and proposed landscaping.

14

N5233P
October 2019
Planning Statement

Flooding
6.7

The site area has been amended and now lies entirely within Flood Zone 1. This also ensures
that all existing planting along the banks of the Dogsmouth Brook will remain and provide
additional screening.
Access

6.8

The previous scheme was refused because of the perceived increase in ground levels from
Cosgrove Road onto the site and a lack of information regarding the access point. A detailed
section has been submitted with the application and demonstrates that safe access and
egress can be achieved. Vehicles will not be stored on site; however, there would be sufficient
room to park two vehicles.
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7.0

CONCLUSION

7.1

Overall, this is a well-conceived proposal in an appropriate and sustainable location within a
soon to be allocated employment area, which will enhance local prosperity and the overall
economic viability of the area.

7.2

The proposed development is consistent with Government advice in the NPPF and in
accordance with local development plan policies, particularly that of emerging policy AL5. It
has been demonstrated that the proposal is a sustainable and appropriate form of
development.
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