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Land at 47 The Drove, Collyweston

Planning Development Brief

Purpose of document

1. The site has been granted outline planning permission No EN/01/00539/OUT
subject to conditions. A copy of the permission is attached as appendix 1

2. This brief proposes development guidelines to determine the design of the site
and the development of the site in two phases. This is necessary as the site is
in two ownerships, corresponding to the phasing of development. It provides
further guidance for developers prior to their acquisition of the site and prior
to submission of a detailed application.

3. The guidelines covers aspects referred to in the conditions attached to the
outline permission which will be important to ensure that the site is
comprehensively developed. It does not cover detailed design aspects,
including for example those aspects relating to individual design of homes and
detailed road layout, which can only be covered at detail stage by the
developer. It is recommended that reserved matter details are developed
through a working party approach involving the highway authority,
developers, agents, landowners and the Council.

4. The attached plan illustrates the spatial elements of this brief. This is a
diagrammatic presentation to explain concepts for development. The building
areas are shown as blocks which can be broken down into a variety of
different sized houses. Many of theses are likely to be terraced but some could
be detached. How these blocks are broken down is a matter for the detailed
applications. A variety of dwelling types and styles is required under policy
H4 of the Local Plan.

Design Context

5. The development should be designed taking into account the policies of the
Local Plan and the Rockingham Forest Countryside Design Summary.

6. The site is on the edge of the village and appropriate settlement edge
landscaping is needed. A new footpath link should be created and maintained
by the landowner to join The Drove (Kings Cliffe Road) with the playing
fields at The Drift. This will encourage walking in preference to car usage and
will create a safe route away from roads.

7. The Drove is not a traditional village street but has been largely developed in
the past 50 years with individual houses and small estates. There is little
tradition in the street to build on. The setting for the site is probably therefore
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better taken from the village as a whole, though ensuring that the development
does not look contrived.

8. Section 17 of the Crime and Disorder Act 1998 requires Local Authorities to
exercise all their functions with regard to crime and disorder reduction. The
Council expects development to have due regard to supplementary planning
guidance on 'designing out crime'. Developers will be encouraged to follow
the requirements of the 'Secured By Design' approach.

Landscape Setting.

9. Structural landscaping will be provided around the edge of the site where it
adjoins agricultural land. This will provide settlement edge landscaping in
character with the area. It should accord with policy EN4 of the Local Plan
which stipulates that native shrubs and trees should be used wherever possible.
There are mature trees on the site along the boundary between the two
ownerships. The majority of these trees should be retained.

10. English Nature advises that opportunities to enhance the site for wildlife are
limited. However, it may be possible to incorporate features that benefit
wildlife, particularly species featured in the Northamptonshire Biodiversity
Action Plan - for example pipistrelle bats. Artificial bat roost boxes could be
erected in existing mature trees on the site or bat access and roosting sites
incorporated into the roofs of detached bungalows.

11. English Nature also advises that breeding birds may be present on the site. To
ensure impacts on birds are minimised and legal, work which requires the
removal of vegetation or trees should be carried out outside of the breeding
season (March to August inclusive) or once it has been established that no
birds are present.

Form and layout.

12. As mentioned above there is no specific form to the immediate area. However
a density of at least 30 units per hectare is to be achieved. Building will need
to come closer up to the road than is the case with adjoining properties.

13. Housing should front on to The Drove to provide an attractive public frontage.
The wall at the front of the site is a key characteristic of the area and should be
retained, with vehicular access being from the rear of the frontage properties.
No access, either pedestrian or vehicular will be permitted through the wall,
except for a main single access point. This is to ensure that parking along The
Drove is discouraged. The highway authority observes that splay requirements
would affect the majority of the frontage wall. However, it is suggested that
the wall could be relocated to avoid the splays or works to realign the Drove
could be looked at to widen the footway to achieve splay requirements.

14. Supplementary Planning Guidance on 'Recreational Open Space Design
Guide' supplement to Local Plan policies RL3 and RL4 require a minimum of
2131 sq m of open space provision based on a development of 37 houses. The
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development should incorporate a central open space, or green, which is
visible from the entrance to the site and acts as a focus for the scheme. This
space should incorporate some of the existing mature trees that are on the site
and form the existing boundary between the two ownerships. A children’s play
area should be incorporated into the open space. Houses should be arranged to
enclose and overlook this green. It is possible that not all the open space
contribution need to be located within the site. Where appropriate the Council
will seek to enter into legal agreements to achieve contribution towards the
provision of open space to provide a better balance of open space for the
settlement as a whole.

15. In general, houses should be of two storeys and follow the guidance in “The
Rockingham Forest Countryside Design Summary” which is adopted by the
Planning Authority as Supplementary Planning Guidance. Within the central
area of the site additional variation to housing form could be achieved by
creating rooms in the attic spaces. Feature buildings at a focal point on the
central open green will help increase legibility and create a greater sense of
place. The arrangement of buildings should ensure a variation in elevations
and roofscapes.

16. There should be a connecting pedestrian route through from the green to the
footpath across to the playing fields. There should be clear views along the
length of this route. Dwellings should overlook the route to assist with
security. Solid walls and fences should not immediately abut the footpath,
however hedges and stone walls should be used for boundary treatment to
public routes and areas where natural surveillance is not compromised.

17. A new public footpath link will be provided through the north western part of
the site from The Drove exiting from the northern corner of the site and
connecting to The Drift playing fields. Such routes are required by Policy TR5
of the Local Plan.

18. The road layout should be designed in accordance with Northamptonshire
Highway Authority standards and developers are advised to refer to the
County Council's 'Design Guide for Residential Roads'. The emphasis should
be on reducing vehicle speeds as much as possible and to reduce the visual
impact of highways, through measures such as road narrowing at suitable
locations for example besides the green. Variation in surfacing materials will
be expected where the road narrows. A single access point is required from
The Drove which will serve the whole site. A mini roundabout is one technical
solution. Development should adhere to supplementary planning guidance on
'parking' which seeks to avoid car dominated environment.

19. Street lighting should avoid pollution of the night sky and adjacent land uses
as required by policy EN26 of the Local Plan.

20. Anglian Water advises that there are no public surface water sewers in the
vicinity and surface water will not in any circumstances be permitted to
discharge to the foul sewer. The Council requires a Sustainable Urban
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Drainage solution for the disposal of surface water. The Environment Agency
will offer further advice and information

House Design.

21. As explained in paragraph 3 above it is not the purpose of this brief to
consider detail house design. It is however confirmed that building design and
materials should be in accordance with the Rockingham Forest Countryside
Design Summary, pages 21-23 in particular. This document is adopted as
Supplementary Planning Guidance. It is confirmed that the main materials for
the housing can be brick rather than stone. However, the front stone wall must
be repaired in local stone and some stone detailing, for example in coins and
around windows and doors, should be included in detail house design.
Collyweston slates are not required for roofing though standard concrete tiles
are unacceptable. Small size flat roof tiles and artificial slate, which match
original Collyweston slates in colour and effect are examples of roofing
material that is preferred. Bricks should respect local character and
distinctiveness. Chimney stacks are prominent local features, which punctuate
the rooflines and provide visual interest. The inclusion on buildings should be
considered.

22. Consideration should be given to the orientation of buildings to provide a
southerly aspect for principal habitable rooms, so as to gain maximum benefit
from solar radiation. Large windows should be avoided on the colder northern
side. Where possible rear gardens should also be south facing to allow
residents to gain maximum benefit from the warmer aspect.

Housing Numbers.

23. The condition on density requires at least 37 homes to be built on the site.
Considering the character of the immediate area, which is not of such high
density, it would not be in keeping with the Rockingham Forest Countryside
Design Summary to significantly increase this density.

24. A mix of house sizes is encouraged. Affordable homes should be incorporated
into the scheme as follows; 3x three bedroom and 3x two bedroom homes for
shared equity together with 5x two bedroom units for rent to make up a total
of 30% of the total  number of units on the site. These units should be
integrated into the scheme and should not be a separated element. East
Northamptonshire Housing have undertaken a housing needs survey of the
District and have programmed grant assistance for the site.

Implementation.

25. The site can be developed in its entirety or it can be conveniently developed
according to the land ownership.

26. Burghley ownership covers approximately 1 hectare and Slaters Yard covers
approximately 0.2 hectares.
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27. This determines the following provision:

Burghley Slaters Yard Total
Area in
hectares

1.015 0.225 1.24

Total No of
homes

30 7 37

Affordable
Homes

9 2 11

Open Space 1728 sq m 403 sq m 2131 sq m


