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EXECUTIVE SUMMARY
This outline application for residential development is outside the Planned Limit to
Development for Langham but is allocated for development in the Neighbourhood Plan.
Whilst there has been some concern about various issues, the scheme is in accordance with
Development plan and can be approved.

RECOMMENDATION
APPROVAL, subject to the completion of a s106 agreement to provide affordable housing on
site and the following conditions:
1. Application for approval of the reserved matters shall be made to the Local Planning
Authority before the expiration of three years from the date of this permission.
Reason – To comply with the requirements of Section 92 of the Town and Country
Planning Act 1990 as amended by the Planning and Compulsory Purchase Act 2004.
2. No development shall be commenced until plans and particulars of "the reserved
matters" referred to in the above conditions relating to the access, appearance,
landscaping, layout and scale have been submitted to and approved, in writing, by the
Local Planning Authority. The development shall be carried out in accordance with
the approved details.
Reason - The application as submitted does not provide sufficient particulars for
consideration of these details.
3. The development shall be begun before the expiration of two years from the date of
approval of the last of the reserved matters to be approved.
Reason – To comply with the requirements of Section 92 of the Town and Country
Planning Act 1990 as amended by the Planning and Compulsory Purchase Act 2004.
4. The submission of Reserved Matters in accordance with condition above shall be
based on the illustrative Masterplan No. GL1119 SK4 dated 14 March 2019
Reason: To ensure that the development takes a satisfactory form in terms of layout,
protection of amenity and provision of open space.
5. No development shall commence until details of existing and proposed levels of the
site, finished floor levels and identifying all areas of cut or fill, have been submitted to
and approved in writing by the Local Planning Authority. The development shall be
completed in accordance with the agreed scheme.
Reason: To ensure that the proposed levels are clearly indicated in the interests of the
appearance of the development and the amenities of adjacent residents.
6. No development above damp course level shall be carried out until precise details of
the manufacturer and types and colours of the external facing and roofing materials to
be used in construction have been submitted to and agreed, in writing, by the Local

Planning Authority. Such materials as may be agreed shall be those used in the
development.
REASON: To ensure that the materials are compatible with the surroundings in the
interests of visual amenity and because no details have been submitted with the
application.
7. No development other than site clearance and any other mitigation measures, shall
commence until details of surface water drainage works have been submitted to and
approved in writing by the local planning authority, by means of a sustainable
drainage system. The submitted details shall:
 provide information about the design storm period and intensity, the method
employed to delay and control the surface water discharged from the site and the
measures taken to prevent pollution of the receiving groundwater and/or surface
waters;
 include a timetable for its implementation; and
 provide a management and maintenance plan for the lifetime of the development
which shall include the arrangements for adoption by any public authority or
statutory undertaker and any other arrangements to secure the operation of the
scheme throughout its lifetime.
The development shall then be implemented in accordance with the approved detailed
scheme.
Reason: To ensure that the development does not lead to additional risk of flooding in
the local area or the nearby strategic highway network
8. Prior to commencement of the development, the access at its centre line shall be
provided with a clear to ground visibility splay with dimensions of 2.4m metres by 51m
metres to the west and 2.4m x 56m metres to the east as measured from and along
the nearside edge of the carriageway. Such vehicular visibility splays shall be
provided before the access is first used by vehicular traffic and retained free of any
obstruction at all times
9. Prior to commencement of the development the vehicular access shall be constructed
in accordance with the approved plan.
10. Prior to commencement of the development details showing the means to prevent the
discharge of surface water from the development onto the highway shall be submitted
to and approved in writing by the Local Planning Authority. The approved scheme
shall be carried out in its entirety prior to the access becoming operational and shall
be retained at all times.
11. No development shall take place, including any works of demolition, until a
Construction Method Statement has been submitted to, and approved in writing by,
the local planning authority. The approved Statement shall be adhered to throughout
the construction period. The Statement shall provide for:
(i) the parking of vehicles of site operatives and visitors
(ii) loading and unloading of plant and materials
(iii) storage of plant and materials used in constructing the development
(iv) the erection and maintenance of security hoarding including decorative displays
and facilities for public viewing, where appropriate
(v)wheel washing facilities
(vi) measures to control the emission of dust and dirt during construction
(vii) a scheme for recycling/disposing of waste resulting from demolition and
construction works
(viii) residents liaison

12. Prior to occupation of any dwelling hereby approved, the pedestrian crossing facility
on the A606 as shown on plan ADC2003-DR-002 shall be constructed and in working
condition.
13. Prior to occupation improvements to the public footpath E151/1 including cutting back
of vegetation and additional lighting unless otherwise agreed in writing.
14. No development shall commence on site until such time as an Order securing the
diversion of the existing definitive right of way has been confirmed and the new route
has been constructed and made available to the public.
15. Prior to commencement of development, details of the estate roads and footways
(including layout, levels, gradients, surfacing and means of surface water drainage)
shall be submitted to and approved in writing by the Local Planning Authority.
16. The carriageways of the proposed estate roads shall be constructed up to and
including at least road base level, prior to the commencement of the erection of any
dwelling intended to take access from that road. The carriageways and footways shall
be constructed up to and including base course surfacing to ensure that each dwelling
prior to occupation has a properly consolidated and surfaced carriageway and
footway, between the dwelling and the existing highway. Until final surfacing is
completed, the footway base course shall be provided in a manner to avoid any
upstands to gullies, covers, kerbs or other such obstructions within or bordering the
footway. The carriageways, footways and footpaths in front of each dwelling shall be
completed with final surfacing within twelve months (or three months in the case of a
shared surface road or a mews) from the occupation of such dwelling.
17. Prior to the commencement of the development the details of the number, location
and design of cycle parking facilities shall be submitted to and approved in writing by
the Local Planning Authority. The approved facility shall be secure, convenient and
covered and provided prior to occupation and retained at all times.
18. No development shall commence until details of existing and proposed levels of the
site, finished floor levels and identifying all areas of cut or fill, have been submitted to
and approved in writing by the Local Planning Authority. The development shall be
completed in accordance with the agreed scheme prior to first occupation.
19. Prior to the commencement of any work on the site, a joint inspection of the route to
be used by construction vehicles should be carried out with the Highway Authority,
including photographic evidence. The route should then be inspected again, after
completion of the development and any damage to the highway resulting from traffic
movements generated by the application site should be repaired to an acceptable
standard and at no cost to the Highway Authority. The Area Highway Manager may
also wish to secure a commuted sum for special maintenance to cover the damage
caused to the existing roads used as access for vehicles accessing the application
site.
Reasons for Conditions 8-19: In the interests of highway safety
20. The landscaping details required by the reserved matters condition above shall
include any proposed changes in ground levels and also accurately identify spread,
girth and species of all existing trees, shrubs and hedgerows on the site and indicate
any to be retained, together with measures for their protection which shall comply with
the recommendations set out in the British Standards Institute publication "BS 5837:
2012 Trees in Relation to Construction."
REASON: To ensure that the landscaping is designed in a manner appropriate to the
locality and to enhance the appearance of the development.

21. All changes in ground levels, hard landscaping, planting, seeding or turfing shown on
the approved landscaping reserved matters details shall be carried out during the first
planting and seeding season (October - March inclusive) following the
commencement of the development or in such other phased arrangement as may be
agreed in writing by the Local Planning Authority. Any trees or shrubs which, within a
period of 5 years of being planted die are removed or seriously damaged or seriously
diseased shall be replaced in the next planting season with others of similar size and
species.
REASON: To ensure that the landscaping is carried out at the appropriate time and is
properly maintained.
22. No development shall take place until the existing trees on the site, agreed with the
Local Planning Authority for inclusion in the scheme of landscaping / shown to be
retained on the approved plan, have been protected by the erection of temporary
protective fences in accordance with BS5837:2012 and of a height, size and in
positions which shall previously have been agreed, in writing, with the Local Planning
Authority. The protective fences shall be retained throughout the duration of building
and engineering works in the vicinity of the trees to be protected. Within the areas
agreed to be protected, the existing ground level shall be neither raised nor lowered,
and no materials or temporary building or surplus soil shall be placed or stored there.
If any trenches for services are required in the protected areas, they shall be
excavated and back-filled by hand and any tree roots encountered with a diameter of
5cm or more shall be left unsevered.
Reason - The trees are important features in the area and this condition is imposed to
make sure that they are properly protected while building works take place on the site.
23. The landscaping details required by the reserved matters condition above shall
include all proposals for public and private open space within the overall site, including
any equipment, treatment of open space surfaces and footpaths and details of the
management and maintenance of the public open spaces once completed. The open
space areas so approved shall be completed in accordance with the approved details
before the final house on the site is occupied.
Reason: To ensure that the opens space is provided and maintained in a timely
manner in the interests of the amenities of the local area.
24. The development shall not be commenced until such time as an updated water vole
and badger survey has been undertaken and any required mitigation measures
designed into the scheme. The scheme shall then only be carried out in accordance
with those approved details.
Reason: To ensure that no protected species are harmed during the development
Notes to Applicant:
1. In designing landscaping and water storage elements for this development, you
should take into account the desirability of :
 Retention of trees and hedges, as shown on the indicative layout plan, in natural
buffer zones outside back gardens,
 The storm water attenuation feature being designed to optimise wildlife value
through use of suitable wildflower seeding, variation in bank profile and slope, and
most importantly, ensuring that the outfall is set so the base of the feature remains
wet or water holding.
2. You should note the comments of the Public Right of Way Officer in preparing a
Reserved Matters layout.
3. Note re CIL charging

Site & Surroundings
1. The site is located on the north side of Cold Overton Road some 330 metres from its
junction with the A606.
2. To the north west of the site is Lodge Park, part of Ranksborough Mobile Home Park
and to the North East is The Range, a short cul de sac off the A606. To the east is an
area of open grassland and to the west is open farmland.
3. The site is well screened from Cold Overton Road by trees. The northern half of the site
rises up towards Ranksborough. The site comprises open grassland, with some wooded
areas, and slopes from the north west towards the Langham Brook in the south east.
Recorded ground levels range from 132m AOD in the north west to 125m AOD in the
south east.
4. The Conservation Area boundary and the Planned Limit to Development run along the
north east boundary of the site, to include The Range, the lower part of Ranksborough
Drive and the green space to the east of the site. The site is however allocated for
Development in the Langham Neighbourhood Plan.
5. Langham Brook runs along the southern edge, having come under a bridge on Cold
Overton Road just to the east of the proposed access. A public footpath, E151, runs
through the site from Cold Overton Road through The Range onto the A606. The area
immediately alongside the water course is within Flood Zones 2 and 3 but the main
developable area of the site is Flood Zone 1.

Proposal
6. The proposal is an outline application for residential development of 18 dwellings, but
only the access is included for full approval at this stage.
7. The new access would be further to the west than the existing access in order to gain
adequate visibility.
8. Various options to provide connectivity with the main part of the village have been
explored and it is proposed that a new zebra crossing on the A606 just to the south of
The Range will be provided to allow safer pedestrian access from the west of the A606
to the main part of the village.
9. The indicative layout indicates that there would be a mix of house types as follows:
6 x 2 bed dwellings;
4 x 3 bed dwellings; and
8 x 4 bed dwellings
This includes:
3 bungalows (2, 3 and 4 bed)
5 x 2storey 2 bed
3 x 2 storey 3 bed
3 x 2 storey 4 bed; and
4 x 2½ storey 4 bed
6 of the plots would be for affordable homes.

The illustrative Master Plan is attached as an Appendix.

Relevant Planning History
None

Planning Guidance and Policy
National Planning Policy Framework (NPPF) 2019
Chapter 5 – delivering a sufficient supply of homes
Chapter 8 – Delivering safe & healthy communities
Chapter 11 – Making effective use of land
Chapter 12 – Achieving well designed places
Site Allocations and Policies DPD (2014)
SP6 - Housing in the Countryside
SP9 - Affordable Housing
SP15 - Design and Amenity
Core Strategy DPD (2011)
CS04 - The Location of Development
CS03 - The Settlement Hierarchy
CS08 - Developer Contributions
CS10 - Housing Density & Mix
CS11 - Affordable Housing
CS19 - Promoting Good Design

Langham Neighbourhood Plan
HR3b – Land Allocation
HR4a – Housing Design & Layout
D2 – Areas of Housing
D3a – D3g – Buildings
D3h - Materials
(Objective PSS1 – Public Safety – Traffic A606)

Consultations
10. Langham Parish Council
Representatives of Langton Homes have engaged with Langham Parish Council in
developing this proposal and have, indeed, modified the plan in response to concerns and
suggestions made by Langham Parish Council at those meetings.
Their engagement with Langham Parish Council is commendable. It is also commended
that attention is paid to variety of house design, size and materials, and that the
development includes affordable homes and bungalows.
Our only concern is pedestrian access to village amenities, all of which lie on the opposite
side of the A606. This proposal neither mentions the problem nor offers a solution. This is
disappointing as the applicants were well aware of ongoing issues concerning pedestrians
crossing the A606, but have chosen to ignore it.
-

There is no pavement across the bridge on Cold Overton Road to the new vehicular access

-

- so pedestrians would have to walk along the road. This is not acceptable.
If pedestrians take the route exiting at The Range, they cannot walk along the A606 to
the crossing place near Burley Road, as the pavement is not continuous.
This means they must cross the busy A606, which the community living in The Range
and Ranksborough already find almost impossible.
We would recommend that this proposal includes a detailed plan for safe pedestrian
access to village amenities. This could be done in one of three ways:
1. Construction of a pavement between the new vehicular entrance/exit and the existing
pavement further down Cold Overton Road, OR
2. A pelican crossing on the A606 somewhere near The Range (this would be preferable
as it would benefit all residents living West of Melton Road), OR
3. Construction of a pavement to the West side of the A606 to join the existing pavement
and the Cold Overton Road junction (though this also challenges pedestrians to cross
Cold Overton Road at a difficult junction with the A606).
Recommend Refusal until a suitable solution to the pedestrian access to village can be
found.

11. Later Comments on Proposed Crossing on A606
Langham Parish Council has already commented on the outline planning application,
stating absolute support for the development on the condition that a safe crossing point
could be established across the already very busy A606.
We support the findings of the ADC report in paragraph 16, that a crossing should be
established. The location of this crossing seems very well thought through.
We have concerns that the incomplete data informing the conclusions of the Pedestrian
Crossing Assessment carried out by RCC has led ADC to recommend a Zebra Crossing,
when a signal-controlled crossing would be safer and more appropriate.
The conclusions of the Pedestrian Crossing Assessment (PCA) are based solely on data
collected at a particular time; the conclusion should also be informed by what should be,
or could be, or will be.
It was carried out in November, a time of year when fewer people will be walking due to
the inclemency of the weather - numbers would be significantly higher in June, July and
August.
Most of those who cross the A606 at this point at the time of the PCA are elderly folk
living in Ranksborough. It is well documented that these folks choose not to try to cross
the road by foot (they get in the car instead) as it is too dangerous, so the pedestrian
footfall reflects people's fear of the danger of the road and should take into account the
number of people who could walk to amenities in the village if they were not fearful for
their health and safety.
Development at Ranksborough is increasing and this will likely increase footfall from
here.
The age of residents permitted at Ranksborough has been reduced by Royale Life from
55years to 50 years, again increasing the footfall with an increase in younger, more
active, residents.
If a safe crossing was in place, those who live in Cold Overton Road, who find the
crossing at Burley Road unsafe, could use this new crossing when taking children to,
and collecting them from, school.
It does not take into account the increase in pedestrian footfall due to 18 more homes.
The traffic assessment data does not look to the future when, with the Melton Bypass

being built, significantly more, and bigger, vehicles will use the A606.
The developers from Langton Homes have worked hard and conscientiously to ensure
that their development adds value to our village, is in line with the Neighbourhood Plan
and has the support of the Parish Council; it would be wrong if Langton Homes installs a
less-than-effective crossing point because they relied on recommendations from RCC
that are based on insufficient data
Recommend Approval for the crossing at the identified location but recommend that the
Zebra crossing be reconsidered and replaced with a signal controlled crossing.
12. Conservation Officer
The eastern site boundary is adjacent to the Langham Conservation Area. The site is
well screened at this time of year from views beyond the perimeter by relatively dense
tree and shrub growth. There are no listed buildings in the vicinity of the site.
I note that the Langham Neighbourhood Plan identifies the site as being suitable for
development and the adjoining field between the eastern site boundary and Melton Road
as being an Important Green Space.
The development of the site in the manner proposed would not in my opinion harm the
character or appearance of the adjacent Conservation Area nor would it impose on any
important views of designated heritage assets.
The treatment of the rear boundary to Plot 18 will need to respect views from and across
the Important Green Space from the east. A treatment of close-boarded fencing, for
example, would not, I suggest, be appropriate here.
13. Ecology
I have no objections to this.
It is clear from the ecology report (Curious Ecologists, 2020) that the former grassland
has become overgrown with nettles and brambles, etc. The survey was done in
December 2019, well outside the optimum season for grassland habitat surveys, but
there is nothing to suggest the site has anything other than low value as grassland.
Although the ecologist refers to a historic designation as a wildlife site, this is not the
case; the designation refers just to the stream and the grassland to the east, alongside
the stream. There is no record of any ecological site designation for the site itself, and I
feel the ecologist must have misinterpreted the data-search result supplied by the Local
Environmental Records Centre.
The hedgerows and trees do have value, and the outline indicative plan shows retention
of the woody vegetation in wide natural buffer zones outside the back gardens of the
built development.
The stream to the SE is a good local wildlife corridor which is known to have supported
water voles in the past. No evidence of water vole or otter in the section alongside the
site was found by the ecologist. The stream and wooded corridor will not be directly
affected by the development, and are outside the red-line boundary as shown on the Site
Plan, but there may be incidental disturbance to water voles during construction and
occupation of the new dwellings - domestic cats and dogs can be devastating to water
vole populations. The plan shows a recreational route and natural play features in the
stream corridor. No evidence of water vole was found, but I am concerned in that the
water vole survey was done at a poor time of year (December). Standing advice is that
surveys should be done between April and October. https://www.gov.uk/guidance/water-

voles-protection-surveys-andlicences. The provision of a small storm water attenuation
feature alongside the stream corridor has potential to enhance biodiversity.
No evidence of badger was found, and the pond on-site is dry and could not support
great crested newts.
No further habitat surveys are needed prior to determination. As this is an outline
application with an indicative plan, and the potential water vole habitat is just outside the
red-line, I do not require additional water vole surveys prior to determination. However,
one will be needed for the reserved matters, and it must be done in the April - October
season to be valid. If water vole are found along the stream, it will be necessary to
protect them from disturbance - this may involve a change of plan regarding the
recreational route and natural play.
I also recommend an updated badger survey with the reserved matters application although none were present when surveyed, the habitats on site are ideal and they may
move in form the surrounding countryside, where there are known to be badgers
present.
There is no need for a full ecology survey update at the reserved matters stage - just
water vole and badger.
The development should be conditional on:
1. retention of trees and hedges, as shown on the indicative layout plan, in natural buffer
zones outside back gardens,
2. the storm water attenuation feature being designed to optimise wildlife value through
use of suitable wildflower seeding, variation in bank profile and slope, and most
importantly, ensuring that the outfall is set so the base of the feature remains wet or
water holding.
3. Water vole and badger survey updates, with appropriate mitigation if needed
14. Archaeology
The Leicestershire and Rutland Historic Environment Record (HER) notes that the
application area is located next to a watercourse which gives the site potential for wellpreserved remains, particularly from the pre-historic period where people tended to be
situated close to water courses. The site is also located near to the medieval chapel of
Langham (HER ref: MLE5448).
The preservation of archaeological remains is, of course, a “material consideration” in
the determination of planning applications. The proposals include operations that may
destroy any buried archaeological remains that are present, but the archaeological
implications cannot be adequately assessed on the basis of the currently available
information. Since it is possible that archaeological remains may be adversely affected
by this proposal, we recommend that the planning authority defer determination of the
application and request that the applicant complete an Archaeological Impact
Assessment of the proposals.
This will require provision by the applicant for:
A field evaluation, by appropriate techniques including trial trenching, if identified
necessary in the assessment, to identify and locate any archaeological remains of
significance, and propose suitable treatment to avoid or minimise damage by the
development. Further design, civil engineering or archaeological work may then be
necessary to achieve this.
This information should be submitted to the planning authority before any decision on the

planning application is taken, so that an informed decision can be made, and the
application refused or modified in the light of the results as appropriate. Without the
information that such an Assessment would provide, it would be difficult in our view for
the planning authority to assess the archaeological impact of the proposals.
I’ve had another look at the Historic Environment Record regarding the site. There’s
some evidence of a watermill on the field across Cold Overton Road. The HER
(MLE5440) says ‘A mound and curved leat suggest the site of a watermill. The field is
called Mill Close on the tithe map of 1841.’ On the HER there is no evidence of a
watermill on the site itself, and I cannot check any books as I am currently working from
home. However the pre-determination archaeological evaluation I have recommended
should find signs of the mill if one was located on the site.
15. Public Rights of Way Officer
There is a public footpath (E151) passing right through the middle of the proposed
development. That aside, if this progresses to a full application I will be objecting.
The proposed design is seeking to extinguish the public footpath and offers only that an
estate road can be used instead as mitigation. On the face of it this would appear to be
contrary policy.
DEFRA Circular 1/09
7.8 - In considering potential revisions to an existing right of way that are necessary to
accommodate the planned development, but which are acceptable to the public, any
alternative alignment should avoid the use of estate roads for the purpose wherever
possible and preference should be given to the use of made up estate paths through
landscaped or open space areas away from vehicular traffic.
Rutland County Council Rights of Way Improvement Plan
Action 4B - Ensure that new development not only preserves but enhances the local
rights of way network, either within the limits of development or beyond, and publish
guidance for developers defining best practice. Existing paths within the limits of
development should be improved by the dedication of additional width and/or higher
rights, whilst off-site improvements should focus on the creation of new routes to
integrate the development in to the wider network:
Development is often seen as detrimental to the rights of way network, and perhaps in
the past we haven't always fully appreciated its value. We believe that in the future
developers should be required to enhance rights of way affected by their proposals in
anticipation of increasing levels of use and raised expectations.
Rutland Local Plan
Policy RLP42 - The existing green infrastructure network will be safeguarded, improved
and enhanced by further provision to ensure accessible multi-functional green spaces by
linking existing areas of open space. This will be achieved by:
a) the development of a network of green spaces public rights of way, footways and
paths and cycleways in and around the towns and villages;
b) requiring new development to make provision for high quality and multifunctional open
spaces of an appropriate size and will also provide links to the existing green
infrastructure network;
c) resisting development resulting in the loss of green infrastructure or harm to its use or
enjoyment by the public. Proposals involving the loss of green infrastructure will not be
supported unless there is no longer a need for the existing infrastructure or an alternative
is provided to meet the local needs that is both accessible and of equal or greater quality
and benefit to the community;

16. Highways
No objection subject to conditions and S278 Agreement
Comments are based on the submission materials and additional materials.
The additional materials referred to are a pedestrian crossing assessment and
associated plan. It is proposed to secure these works by condition as they are necessary
to ensure the development is safe and suitable for the reasons set out in this response.
Vehicle access is proposed from the Cold Overton Road and initially there was also an
intention to provide pedestrian access along Cold Overton Road to connect to the wider
village amenities. Having reviewed options appraisals for ways in which the highway
could accommodate the pedestrian requirements it was apparent that the work, due to
the structure and culvert to the east of the proposed access would be onerous and not in
scale with the number of proposed dwellings. That is to say that if a larger development
had been proposed it may have been necessary and reasonable.
Therefore, at the time of the original submission the access was agreed to be suitable for
vehicles, including servicing and emergency but not for pedestrians.
Cycling is also a consideration that whilst a vehicle access may accommodate, would
also benefit from alternative provision.
Measured speeds have been taken at the proposed vehicle access location and the
appropriate visibility can be secured. The applicant has proposed the relocation of the
village speed limit, however there is, based on the assessment materials, no
demonstrable need to satisfy this. It would simply bring the proposed access within the
village speed limit. As such, in planning terms I do not consider the relocation of the
speed limit to be absolutely necessary but I can foresee that the relocation may be seen
as public benefit. As such, it is proposed to secure the relocation of the speed limit via
S278 but not link it directly to the development. In the event that the consultation for the
signage relocation is not supported by emergency services and other statutory
consultees it would not unreasonably blind the requirement to the planning consent.
There is an existing public footpath that connects from the village to the development
site namely footpath E151/1. This is already surfaced and lit and is wide enough to
accommodate pedestrian movements associated with 18 dwellings.
Again, it is worth noting that the acceptance of a route for sustainable modes of travel is
based on the scale of development along with the amenity of the footpath. The footpath
will require some cutting back and potentially additional lighting to give it the security /
perception of safety that would be needed to ensure the development would benefit from
the use of the footpath. However whilst a pedestrian facility on Cold Overton Road would
be adjacent to moving vehicles it also suffers from lack of overlooking in part. I have
therefore taken a balanced view on residential amenity.
However, by securing this route by condition it becomes necessary to cross the A606
when exiting The Range. An informal crossing point was recently installed at this
location, although a formal solution was sought locally. As such , the increase in footfall
and need to ensure that vulnerable road users have the most appropriate facility for the
volume of use, has resulted in the applicant proposing a zebra crossing on the A606
south of The Range. We support this approach and consider this necessary and so will
secure by planning condition to be in place prior to occupation.
As the application is at outline stage and only pertains to access the matters that relate
to layout have not been considered and the applicant will be required to address these

matters at a later stage.
However, the Public Right of Way officer has noted that the footpath running through the
site would be negatively impacted by the indicative layout and the applicant will need to
consider these points further in providing a layout that can be discharged, should outline
consent be granted.
As the new vehicle access will also be necessary to provide construction movements it is
proposed that technical approval and construction of the access should take place, prior
to any other activity.
Matters requiring planning conditions:
Prior to commencement of the development, the access at its centre line shall be
provided with a clear to ground visibility splay with dimensions of 2.4m metres by 51m
metres to the west and 2.4m x 56m metres to the east as measured from and along the
nearside edge of the carriageway. Such vehicular visibility splays shall be provided
before the access is first used by vehicular traffic and retained free of any obstruction at
all times
Prior to commencement of the development the vehicular access shall be constructed in
accordance with the approved plan.
Prior to commencement of the development details showing the means to prevent the
discharge of surface water from the development onto the highway shall be submitted to
and approved in writing by the Local Planning Authority. The approved scheme shall be
carried out in its entirety prior to the access becoming operational and shall be retained
at all times.
No development shall take place, including any works of demolition, until a Construction
Method Statement has been submitted to, and approved in writing by, the local planning
authority. The approved Statement shall be adhered to throughout the construction
period. The Statement shall provide for:
(i) the parking of vehicles of site operatives and visitors
(ii) loading and unloading of plant and materials
(iii) storage of plant and materials used in constructing the development
(iv) the erection and maintenance of security hoarding including decorative displays and
facilities for public viewing, where appropriate
(v)wheel washing facilities
(vi) measures to control the emission of dust and dirt during construction
(vii) a scheme for recycling/disposing of waste resulting from demolition and construction
works
(viii) residents liaison
Prior to occupation the implementation of a formal pedestrian crossing facility on the
A606 in accordance with plan ADC2003-DR-002
Prior to occupation improvements to the public footpath E151/1 including cutting back of
vegetation and additional lighting unless otherwise agreed in writing.
No development shall commence on site until such time as an Order securing the
diversion of the existing definitive right of way has been confirmed and the new route has
been constructed and made available to the public.
Prior to commencement of development, details of the estate roads and footways
(including layout, levels, gradients, surfacing and means of surface water drainage) shall

be submitted to and approved in writing by the Local Planning Authority.
The carriageways of the proposed estate roads shall be constructed up to and including
at least road base level, prior to the commencement of the erection of any dwelling
intended to take access from that road. The carriageways and footways shall be
constructed up to and including base course surfacing to ensure that each dwelling prior
to occupation has a properly consolidated and surfaced carriageway and footway,
between the dwelling and the existing highway. Until final surfacing is completed, the
footway base course shall be provided in a manner to avoid any upstands to gullies,
covers, kerbs or other such obstructions within or bordering the footway. The
carriageways, footways and footpaths in front of each dwelling shall be completed with
final surfacing within twelve months (or three months in the case of a shared surface
road or a mews) from the occupation of such dwelling.
Prior to the commencement of the development the details of the number, location and
design of cycle parking facilities shall be submitted to and approved in writing by the
Local Planning Authority. The approved facility shall be secure, convenient and covered
and provided prior to occupation and retained at all times.
No development shall commence until details of existing and proposed levels of the site,
finished floor levels and identifying all areas of cut or fill, have been submitted to and
approved in writing by the Local Planning Authority. The development shall be
completed in accordance with the agreed scheme prior to first occupation.
Prior to the commencement of any work on the site, a joint inspection of the route to be
used by construction vehicles should be carried out with the Highway Authority, including
photographic evidence. The route should then be inspected again, after completion of
the development and any damage to the highway resulting from traffic movements
generated by the application site should be repaired to an acceptable standard and at no
cost to the Highway Authority. The Area Highway Manager may also wish to secure a
commuted sum for special maintenance to cover the damage caused to the existing
roads used as access for vehicles accessing the application site.
Later comments on the proposed zebra crossing
I think a zebra is the correct installation. The usage is relatively compared to other
locations and whilst we will have peak time generation, we won’t be seeing the four large
peaks that usually lead to formal crossings.
Whereas signals provide a static message of stop / go the zebra will be more prominent
in the location with the flashing beacons and white lining. It will on the approach be more
engaging to the local levels of need, times of day and, on the point in particular of users
that need more time to cross the zebra crossing is the compromising facility for the time
to cross as the requirement to give way is perpetual. A signal facility, even with crossing
time extension only provides a fixed period and nearside crossings, for whatever reason,
seem to be less well understood (puffins).
The requirement for the width of the crossing is published in design literature as ‘An
extra 0.5 m should be added to the minimum width of 2.4 m for each 125 pedestrians per
hour above 600 averaged over the four peak hours’. Whilst I hope the crossing
establishes itself and is incredibly well used I think 600 pedestrian movements in the
busiest period at this location is highly unlikely under routine conditions.
By the oldest measures for crossing need, there would not be a justification for a
crossing here. By engineering discretion and subjectivity we can now encourage
crossings as they unlock safety perceptions and sustainability. I cannot see at this
location that signals offer a better solution or more favourable solution.

17. Lead Local Flood Authority
In terms of the submitted FRA. I have no particular issues, except we are not approving
layout at this stage so will be subject to change so will need a condition to cover
reserved matters.
18. Transport Strategy Officer
Request that footways/ segregated pedestrian provision is provided to the front of all
properties - including those on roads that are to remain private.
If it is intended that pedestrian access it to be available to the south of the site, on to
Cold Overton Road, a footway extension would be needed to join the new site to the
existing footway. However, there is a bridge in between the entrance and existing
footway which would need to be navigated. If access is to be via the Range - any
footways must be a minimum of 2 metres to enable a double buggy to pass through.
19. Environment Agency
The Environment Agency does not wish to make any comments on this application. It
does not appear to meet any of the criteria listed on our External Consultation Checklist.
20. Environmental Protection
I have reviewed the application and have no adverse comments to make.
21. Forestry Officer
I have been to the site and have only minor points at this stage. This includes:
1. Where will the underground services be located and will they avoid tree rooting areas,
2. T2 is of higher value than stated.
Overall there are no objections at this point but later on we will require an AMS
(arboricultural method statement), TPP (tree protection plan), and AIA (arboricultural
impact assessment).

Neighbour Representations
22. There have been objections and/or concerns from 8 local residents mainly on Cold
Overton Road and The Range. These are summarised as follows:















Outside the PLD
Loss of trees unclear
Impact on habitat
Risk of flooding and moving flood issues into the village
Blocking of watercourse with rubble
Increased traffic on Cold Overton Rd
Height of building – especially 2½ storey
Possible closure of public footpath during construction
Footpath near The Range cannot be widened due to ownership
30mph zone needs extending on Cold Overton Rd
Access is on a bend susceptible to accidents
Bridge not safe for pedestrians
Not consulted by developers as claimed
Conservation Area boundary incorrectly shown



The Range is already cut off from the village by A606

Planning Assessment
23. The main issues are policy, ecology, archaeology, highway safety and flooding.
Policy
24. The site is outside the Planned Limit to Development for Langham as indicated in the
Rutland Site Allocations and Polices DPD (2014) and would continue to be so in the
emerging local plan. However, it is allocated for development in the Langham
Neighbourhood Plan, Policy HR3b and Site reference LNP06, which does form part of
the development plan. The policy allocates 6 sites with LNP06 and LNP14 being reserve
sites which are to be developed if the proposed development on the preferred sites has
not been met. There is no time limit for this but the plan was adopted in 2017 and none
of the other sites have come forward as yet. On that basis and in view of the
Governments push to provide more housing it would be unreasonable to resist this
development now on policy or prematurity grounds. The scheme thereby complies with
relevant polices of the neighbourhood Plan and the non-locational policies of the Rutland
Core Strategy and the Site Allocations and Polices DPD.
Ecology
25. Notwithstanding the statements of some residents that the site is a haven for wildlife, the
Ecology consultant has stated above that there are no ecology issues to prevent the
granting of an outline permission. More work will be required to accompany a reserved
matters submission, required by condition.
Archaeology
26. A trial trenching exercise has been carried out which found little of interest. The final
comments of our Archaeology consultants are awaited and will be reported in the
Addendum.
Highway Safety
27. The proposed access is considered safe by the highway authority in that there is
adequate visibility at this point. Road layout and parking etc would be determined at the
reserved matter stage.
28. Various options have been explored to get pedestrians safely from the site into the
village. There was a design to build out the pavement across the bridge on Cold Overton
Road thus forming a natural traffic calming measure, but this proved problematical
technically.
29. The developer has therefore suggested a pedestrian crossing on the A606 close to The
Range which is in line with the Parish Council requirements in principle. The Parish has
opposed a zebra crossing as the Parish wanted a Pelican crossing. The highway
authority does not consider that a Pelican is necessary and a Zebra will suffice in this
instance. On that basis the scheme is compliant with the relevant part of Policy SP15.
Flooding/Drainage
30. The developable area of the site is in Flood Zone 1, (the least vulnerable area), hence
the reluctance of the Environment Agency to comment on the proposal.. The application
is accompanied by a Flood Risk Assessment that recommends finished floor levels are
above the existing ground level.

The summary of that assessment is that:
Attenuation is proposed via the use of a detention basin feature that will be located
adjacent to the south east boundary in order to suit the site topography and development
proposals. This will be subject to further detailed design once outline planning
permission has been granted.
The basin feature has been designed to attenuate surface water runoff for all storm
events including a 1 in 100 year plus 30% climate change event, in line with local
planning guidance. A sensitivity simulation to include surface water flows from a 1 in 100
year plus 40% climate change scenario was also undertaken. The provisional design is
for a detention basin that is 1m deep and has total surface area of 480m2.
Foul effluent will be conveyed via a gravity foul sewer network to an onsite pumping
station located in the south-west of the development. From there, foul water flows will be
pumped offsite via a rising main connection to one of two potential connection points on
the adopted Severn Trent Water sewer network.
Other Issues
1. Some residents have raised concerns about the impact of the proposed dwellings on
adjacent sites, especially Lodge Park. The illustrative layout shows some sympathy with
this view and only has one 2-storey house on that boundary, the others are bungalows.
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Plot 1

3 bedrooms

Bungalow

Plot 2

4 bedrooms

2.5 storey

Plot 3

4 bedrooms

2 storey

Plot 4

4 bedrooms

2 storey

Plot 5

2 bedrooms

2 Storey

Plot 6

2 bedrooms

2 Storey

Plot 7

3 bedrooms

2 Storey

Plot 8

3 bedrooms

2 Storey

Project

Land at Cold Overton Rd,
Langham
Drawing title

Illustrative Masterplan

Plot 9

2 bedrooms

2 Storey

Plot 10

2 bedrooms

Bungalow

Client

Plot 11

2 bedrooms

2 Storey

Langton Homes

Plot 12

2 bedrooms

2 Storey

Plot 13

3 bedrooms

2 storey

Plot 14

4 bedrooms

2 Storey

Plot 15

4 bedrooms

2.5 Storey

Plot 16

4 bedrooms

2.5 storey

Plot 17

4 bedrooms

Bungalow

Plot 18

4 bedrooms

2.5 storey
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18 plots
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