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Development Control Committee (Special) 
Tuesday 11 October 2011  
7.00pm in the Council Chamber, The Cube, Corby 
 
Present: Councillor Latta – Chair 

 Councillors P Beattie, Brown, McDade, Forshaw, Petch, Heggs, Sims & Riley 

29. Apologies for Absence 
Apologies for absence were received from Cllr Beeby.  

30. Declarations of Interest   
Members were asked to declare any personal interests they may have in the business to be 
discussed and/or indicate whether this was prejudicial or non-prejudicial, the nature of any 
interest, and whether they intended participating in the relevant agenda item.   

Cllr Heggs declared a personal non prejudicial interest in the item on the agenda. 

31. Applications for Planning Permission 
31.1   11/00164/DPA Outline application for rail served B8 warehouse and distribution  

 development with associated infrastructure and landscaping with 
approval being sought for access, landscaping and scale - former 
Gefco Ltd Euro Terminal site East side of Geddington Road, Corby. 

The Planning Officer presented a report on an application from Roxhill Development and Legal 
& General for outline permission for a rail served B8 warehouse and distribution centre. 

The site was primarily hard surfaced and had authorised planning use as open storage and 
distribution (B8) and was previously used by Gefco as part of their wider operations for the 
storage and distribution of cars by both the rail and road network. 

The outline application sought approval for the principle of the erection of a large warehouse 
building with a floorspace of 81,824sqm. Due to the size of the proposed building and possible 
significant environmental impacts the application was accompanied by an Environmental 
Statement. Approval was sought for landscaping, access arrangements and the scale of the 
building. The appearance of the building and layout of the site were proposed to be reserved 
for future approval.  

All relevant policies had been considered and consultations had taken place with the 
Highways Authority, NNJPU, Highways Agency, Environment Agency, Weldon Parish Council, 
Anglian Water, Network Rail, Natural England,, Wildlife Trust, Crime Prevention Design 
Advisor, East Northants Borough Council, Senior Pollution Control Officer, Principal Engineer, 
English Heritage, Harborough District Council, Kettering Borough Council, Stanion Parish 
Council and Sudborough Parish Council, all comments were contained within the report. 

All necessary advertising had taken place and letters sent to neighbours, as a result there had 
been 106 representations received from various locations and relevant comments were 
contained within the report. 

The reuse of brownfield land was a national, regional and local objective and the provision of 
employment land was a local and regional priority. It was considered that the provision of B8 
Rail served building on a B8 rail served site was in accordance with national, regional and 
local planning policy. 

There had been significant numbers of objections raised regarding highways impact with most 
relating to the A61116 and particularly the difficulty accessing it to and from villages. Prior to 
submission of the application a technical note was agreed between the applicant, Highways 
Agency and Northamptonshire County Council regarding the level of traffic generated by the 
existing B8 use. The traffic generation per square meter was considered to be comparable to 
that of the adjacent Autologis site with an overall higher generation due to the size differences 
between the sites. The traffic generation figures were based on a worst case scenario 
resulting in vehicle movements of between 1.2 and 2 times that of other trip rates. 
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The transport assessment demonstrated that the scheme would result in an average increase 
of 10 vehicles per hour on the A6116. Northampton County Council as the Highways Authority 
had advised that a difference in vehicle numbers would have some impact on the surrounding 
road networks and that improvements would be required for some nearby roundabouts to 
accommodate the increase in operational levels. 

There was an existing access from Geddington Road and it was proposed that this would be 
improved to incorporate a turning lane. The access to/from Geddington Road was shared 
between the application site and Autologis and there had been agreement between the two 
parties over works to the internal road. Overall it was considered the new access arrangement 
would be an improvement for the users of the site, Autologis and users of Geddington Road.  

There was an existing rail terminal on site which consisted of 4 dead ended sidings of varying 
lengths with adjacent hard standing of approximately 600min length and approximately 35m 
wide. 

The site was connected to the national rail network and was operational, the rail terminal was 
configured for container handling and the storage area within the site could support the activity 
proposed. The rail operation was currently restricted to daylight hours but could be increased 
with the provision of artificial lighting. The application sought to continue to use the rail head 
for rail served distribution, independent expert rail advice commissioned by Corby Borough 
Council had confirmed the continued use was commercially acceptable and there was a 
realistic expectation of it continuing. 

The building would be one of the largest in Corby Borough with the footprint being comparable 
to the buildings currently on the steel works site and the height of the building being 
comparable to RS Components. The overall floorspace would be 81,824sqm; this would 
therefore have a significantly greater visual impact than the current tarmac area. 

The appearance of the building was a reserved matter it was appropriate to consider the visual 
impact of the scale of the building, there would be further consideration at reserved matters 
stage with regard to appearance particularly in regards to the materials and design of the 
building itself. 

There was need for some mitigation for the visual impact of the development and therefore it 
was proposed that a public art contribution was required for the scheme. These contributions 
were proposed to provide towards the wider public art works in the area including the Corby 
Link Road, A43, Geddington Road and A427. 

Given the existing use of the site the main impact on occupiers of adjacent sites would be the 
visual impact of the building. Due to the industrial nature of the area it was considered that the 
majority of users would not be harmed by the scale of the development. 

Due to the size of the application site the proposal was accompanied by a detailed flood risk 
assessment which had been approved by the Environment Agency. The scheme included an 
attenuation pond and a surface water drainage scheme which provided a 20% reduction to 
existing surface water discharge. 

The officer concluded that the proposed building was an appropriate use for the former B8 
storage site and would provide a greater level of employment and ensure the retention of the 
rail served storage. 

There had been significant levels of concern raised due to the levels of vehicles the scheme 
might generate. However given the level of traffic generation of the former use and the 
maximum level of traffic from the proposal since the majority of the traffic impacts would be on 
existing main A roads to the more strategic road network. Following the advice of the 
Highways Authority it was considered only limited weight could be given to these concerns.  

It was therefore considered that subject to appropriate conditions and mitigation measures 
including those within the Environmental statement and requested by statutory consultees the 
scheme would have an acceptable environmental impact. 

Mr Lilley addressed the Committee saying that he had attended a presentation in Stanion and 
had asked questions that he was told were not applicable. He said the A6116 should be dual 
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carriageway as should the new bypass if it went ahead. There would be an extra 1300 
vehicles on the road per day 

He stated that Prologis had empty warehousing everywhere why weren’t they using some of 
that? The roundabout would not happen now, a sound barrier was needed for Oakley Road 
but they weren’t getting one and traffic would go through the town to get out to Market 
Harborough. 

Mr Lilley also mentioned the deer on the road at night but he stated the developer had said 
that wasn’t their problem. There was a huge warehouse in Kettering employing 4 people, they 
just dreamt up 1000 jobs it was ridiculous. 

Mr Gouldson addressed the Committee on behalf of Stanion Parish Council; he said there had 
been two meetings so far to discuss the development and residents were concerned about 
safety, traffic increase and the road infrastructure which was ludicrous. He said according to 
the applicant’s figures there would be extra 10 vehicles per hour this would result in 1100 
vehicles with an estimated 44 more at peak, this was difficult to believe. The people living on 
the edge of Stanion will see 10 vehicles every minute, property prices would be reduced.  

The A43 needed to be dual carriageway and passing the application would do a complete 
disservice to the residents of Stanion. 

Mr Harris addressed the Committee to express the views of Little Stanion, they wondered why 
this was being considered, the infrastructure wasn’t available to cope with this and there were 
other places that were more suitable. We should keep Corby’s growth to what it does best, 
Corby is a manufacturing town. 

Mr Hackett addressed Committee, he concurred with the other speakers, how many people 
will work in the unit. Comet was empty, there was something not right with warehousing in 
Corby, Kenmark never materialised there were about 10 people working there. Need to make 
sure people want to use Corby as warehousing before it’s built. 

Mr Hackett said that Kettering had numerous large warehouses empty and they were closer to 
a better network of roads. It was Mr Hackett’s view that the building would remain empty as 
this was not the kind of industry attracted to Corby. 

As there was currently no known company did it make sense to go through the disruption of 
building works and the problems this would cause the local community and road network. If 
the building did get used the increase in traffic would cause safety issues for all vehicle users 
particularly cyclists. 

Mr Reed addressed the Committee, explaining that although he was a Parish Councillor for 
Weldon he was at the meeting as a resident. He said this was an uneconomic use of land, 
huge spaces of the parish had been lost, and a higher development rate could be achieved if 
used differently. Any lorries from Oundle would have to pass through Weldon, both route 
through the village were narrow. 

Mr Reed also mentioned the slag banks saying that most people were aware of the situation 
with the children previously. Again he mentioned the vast tranches of parish land which were 
disappearing under urban sprawl. 

Mr Reed said that the main arterial routes around Corby were all single carriageway and 
strategically Rugby would make more sense. 

Mr Rawlings of Savills addressed the Committee on behalf of the applicant saying that before 
the Planning Committee was an application which would bring  £70m inward investment 
opportunity of regional, if not national significance.  

Your Officer’s Report provides an overview of the outline planning application and 
accompanying EIA as submitted. It also highlights the extensive pre-application and post-
submission consultation which has taken place between the applicant, your Officers, statutory 
consultees, and the local community in order to inform and influence the proposed 
development.  

In considering this application you will no doubt be mindful of its compliance with National, 
Regional, Sub Regional and Local Planning Policy. You will also be conscious of the material 
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‘economic development’ considerations - in particular the close alignment with the Borough 
Council’s own corporate objectives for economic regeneration, job creation and workforce 
skills development. 

That said: I would particularly like to highlight the following key aspects of the proposal:    

The application is for a strategic, rail served B8 storage and distribution development on a 
vacant rail served, B8 storage and distribution site.  

It will redevelop over 70 acres of ‘Brownfield’ land, and deliver 880,000sqft of high quality 
strategic warehouse accommodation of which around 30,000sqft will be ancillary office 
space. 

A rail freight distribution opportunity will be provided by the existing Midland Mainline rail 
link within the application site. This could take literally thousands of HGV trips off the road 
network each year; 

Further sustainable transport measures will be secured by the S106, including construction 
of new cycle and pedestrian paths along Geddington Road.  

But arguably the most significant contribution of the proposed development will be to the 
future economic and social well-being of Corby.  

The warehouse will directly create around 1,000 new jobs at all levels and with a range of 
skills requirements. It will also bring new employment and trade opportunities to the supply 
chain and support services during construction and operation phases.  

This figure is realistic - for example Marks and Spencer’s new 1.1m sqft warehouse in 
Bradford will employ over 1,200 people once fully operational. Contrast these jobs with 
those for an open car storage use.  

We are of course very conscious of concerns from within the local community over the 
potential impact of increased traffic. However, it is stressed that the site has an existing 
lawful use for storage and distribution which could generate significant and unrestricted 
HGV movements without any further planning consent or consultation. 

In this context, and as a number of objections are from the Stanion locality, Councillors will 
note that in comparison to the former car storage use of the site, the warehouse 
development is forecast, as a worst case scenario, to generate an additional 256 daily two-
way vehicle movements per hour on the A6116 Brigstock Road at Stanion.  

This amounts to an average 10 or 11 additional vehicles per hour over 24 hours and 
includes cars as well as HGVs   

These are not considered significant traffic levels by Northamptonshire County Council as 
the Highways Authority, who have rigorously scrutinised every aspect of the Transport 
Assessment and supplementary reports - and who do not object to the proposals. 

This is a technically sound, sustainable development proposal with a robust planning policy 
‘fit’ - and on behalf of the applicant I respectfully request that the application be approved. 

Members asked about the percentage of goods to be carried by rail, what was to happen to 
the Geddington Road Bridge which was currently restricted, concerns regarding the water 
runoff from the site into the Willow Brook, the amount of traffic to and from the site. 

Officers explained that as this was an outline application they could not give a definitive 
answer as it would depend on the specific end user and the type of goods for distribution, 
there would be 20% less runoff than the existing site and a balancing pond was being 
provided, the bridge was a matter to be resolved between Tata and NCC but was likely to be 
improved. The Highways Authority had been consulted about the traffic and did not consider it 
to be a problem. 

A Member of Committee pointed out that as Comet had closed and Kenmark was not really 
operating and with Gefco closing this site then the traffic levels had dropped. 

The other issue raised was the deer, Officers explained that the deer migrated towards the site 
and that the issue had to be addressed at the point of origin. 
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RESOLVED that:- 
Approve subject to: 
A Section 106 Agreement for the following Heads of Terms and others which may become 
apparent during further negotiation: 

• Highway Improvement Works 
• Pedestrian and Cycle links 
• Travel Plan 
• Public Art 
• Environmental Improvements including the Corby Water Cycle Strategy 
• Section 106 Monitoring 

And the following conditions: 

Time Limit 
1. The development hereby permitted shall be commenced before the expiration of three years 

from the date of this permission or two years from the date of the approval of the last of the 
reserved matters, whichever is the later. 

Reason: To comply with Section 92 (as amended) of the Town and Country Planning Act 
1990. 

Reserved Matters 
2. Details of the reserved matters set out below shall be submitted to the Local Planning 

Authority for approval within three years from the date of this permission: 

(a) Layout and 
(b) Appearance 

Approval of all reserved matters shall be obtained from the Local Planning Authority in writing 
prior to the commencement of the construction of the building. No works other than site 
preparation and drainage works shall be undertaken without the prior written approval of the 
Local Planning Authority. The development shall thereafter be completed in accordance with 
the approved details. 

Reason: To enable the Local Planning Authority to control the development in detail and to 
comply with Section 92(as amended) of the Town and Country Planning Act 1990. 

3. The reserved matters applications shall comply with the approved landscaping plan 
LANDSCAPE FRAMEWORK FIGURE 12.7 rev A and the applications should include as a 
minimum; 

a. Precise positioning of the buildings, structures and cycle storage 
b. Detailed drawings of the all structures including buildings and fencing and samples of 

material to be used for all external surfaces 
c. Detailed parking layout including covered cycle parking for a minimum of 82 cycles, 

wider parking bays and charging points for electric vehicles. 

Reason: In the interests of clarity and to ensure that the development will meet the objectives 
of Policy 13 of the North Northamptonshire Core Spatial Strategy.   

4. The development shall be implemented in accordance with the following approved plan Site 
Sections 3886/023 Rev P4 and the parameters as detailed in the design and statement. 

Reason: In order to define the permission and in the interests of clarity.   

Control on use 
5. The building shall not be subdivided into more than two units. 

Reason: To ensure that the level of impact is comparable to that which has been assessed 
particularly in regards to highways.  
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Lighting 
6. Prior to the installation of any external lighting details of the lighting including luminance and 

light splay shall be submitted to and approved in writing by the Local Planning Authority. 
Development shall be carried out in accordance with the approved details and thereafter 
retained as such. 

Reason: In the interest of amenity of nearby occupiers in accordance with Policy 13 of the 
North Northamptonshire Core Spatial Strategy.  

Green Building Specification 
7. Prior to the commencement of building construction, details are to be submitted to and 

approved in writing by the Local Planning Authority to demonstrate that the buildings will be 
built in accordance with the Building Research Establishment (BREEAM) standard of “Very 
Good”. Development shall be completed and maintained in accordance with the approved 
details and a BRE Final Code Certificate shall be submitted within six months of occupation. 

Reason: In accordance with the expectations of Policy 14 of the North Northamptonshire Core 
Spatial Strategy 2008 that aspire to BREEAM performance of at least ‘Very Good’. 

Energy Use 
8. A renewable energy strategy shall be submitted concurrently with the first reserved matters 

application and the strategy shall be implemented in accordance with the approved timeline. 
The methods of renewable energy shall be maintained for the lifetime of the development. The 
strategy shall demonstrate a generating capacity of a minimum of 30% of the expected need 
of the building unless an alternative target is agreed in writing by the Local Planning Authority 
on the basis of the submission of a detailed feasibility appraisal. 

The strategy shall include as a minimum; 

• Expected energy demand for the end user  
• Details of the method of energy generation  
• A timeframe for the implementation of the renewable energy generation  
• Details of proposed monitoring of energy use and energy generation during occupation; 

Reason:  In the interests of energy efficiency and sustainable construction in accordance with 
policy 14 of the North Northamptonshire Core Spatial Strategy. 

Drainage 
9. Development shall not begin until a detailed scheme for the provision, implementation and 

maintenance of the surface water drainage for the site, in accordance with the submitted 
amended FRA undertaken by BWB Consulting Ref: NTT/651/FRA Rev B (21/06/2011) dated 
March 2011 and letter Ref: DLH/TG/DS/NTT651 dated 05 August 2011 has been submitted to 
and approved by the Local Planning Authority. The detailed scheme shall be implemented in 
accordance with the approved details prior to the first occupation of the development and 
thereafter maintained.  

Reason: To prevent flooding by ensuring the satisfactory storage and disposal of surface 
water from the site and to ensure future maintenance of the surface water drainage 
system in accordance with Policy 13 of the North Northamptonshire Core Spatial 
Strategy and PPS25: Development and Flood Risk. 

Highways 
10. Notwithstanding the submitted details, prior to the first occupation of the building hereby 

permitted detailed plans of the off site highway works including the site access junction, 
Geddington Road / A427 Roundabout, Public Transport Infrastructure and the Pedestrian and 
Cycle enhancements from and including Geddington Road / A427 Roundabout to the site and 
from the site to the A43 shall be submitted to and gain the approval of the Local Planning 
Authority. The off site Highway Works shall thereafter be completed in accordance with the 
approved plans prior to the first use of the development hereby permitted. 
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Reason: In the interests of public and highway safety 

11. Prior to the commencement of any part of the development hereby permitted, a Construction 
Management Plan shall be submitted to and approved in writing by the Local Planning 
Authority. The Construction Management Plan shall include and specify the provision to be 
made for the following: 

a. Overall strategy for managing environmental impacts which raise during construction; 
b. Measures to control the emission of dust and dirt during construction; 
c. Control of noise emanating from the site during the construction period; 
d. Hours of construction work for the development; 
e. Contractors’ compounds, materials storage and other storage arrangements, cranes 

and plant, equipment and related temporary infrastructure; 
f. Designation, layout and design of construction access and egress points; 
g. Internal site circulation routes; 
h. Directional signage (on and off site); 
i. Provision for emergency vehicles; 
j. Provision for all site operatives, visitors and construction vehicles loading and 

unloading plant and materials 
k. Provision for all site operatives, visitors and construction vehicles for parking and 

turning within the site during the construction period; 
l. Details of measures to prevent mud and other such material migrating onto the 

highway from construction vehicles; 
m. Storage of plant and materials used in constructing the development; 
n. Waste audit and scheme for waste minimisation and recycling/disposing of waste 

resulting from demolition and construction works. 
o. Protection of the ecology areas  

The approved Construction Management Plan shall be adhered to throughout the construction 
period and the approved measures shall be retained for the duration of the construction works. 

Reason: In the interests of public and highway safety 

ECOLOGY 
12. The area of semi-improved calcerous grassland as shown on the Phase 1 Habitat Plan figure 

11.3 date 07.03.2011 shall be retained in perpetuity and no materials, vehicles or waste shall 
be stored, dumped or placed within this area.  

Reason: In order to preserve the ecological value of the habitat in accordance with PPS9: 
Biodiversity and Geological Conservation. 

13. All works on site shall be undertaken in accordance with the recommendations and 
conclusions of Chapter 11 – Ecology and Nature Conservation and the subsequently 
submitted Reptile Report dated 14th July 2011 and the Breeding Bird Survey report dated 13 
July  

Reason: In the interests of habitat and wildlife preservation in accordance with PPS9: 
Biodiversity and Geological Conservation. 

RAIL 
14. The existing rail link from the Midland mainline into the site shall be managed and maintained 

by the site owner (insofar as within their powers), such that the rail link remains available and 
capable of being used at all times by occupiers of the consented warehouse accommodation 
for the transportation of freight. 

Reason: In interests of sustainability and to ensure the continuation of rail freight distribution  
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15. Other than for maintenance, no railway line or siding within the site shall be removed, re-
aligned or closed to rail traffic unless otherwise agreed in writing by the local planning 
authority. 

Reason: In interests of sustainability and to ensure the continuation of rail freight distribution  

16. For a period of three years, there shall be submitted to the local planning authority at the 
expiry of every 12 months following the date of commencement of operations of the consented 
development, a written report setting out the amount of train movements to and from the site in 
connection with the transportation of freight and the nature of the freight journeys. 

Reason:  In order to assist future rail freight development within the region in accordance with 
Policy 44 of the East Midlands Regional Plan.   

Landscaping 
17. Prior to the occupation of the building the site shall be laid out in accordance with the 

approved landscape plan fpcr Environment and Design Ltd titled LANDSCAPE 
FRAMEWORK FIGURE 12.7 rev A dated April 2011 and the site shall thereafter be 
maintained in accordance with the approved details.  

Reason: In the interests of visual amenity and biodiversity conservation in accordance with 
Policy 13 of the North Northamptonshire Core Spatial Strategy and PPS9 
Biodiversity and Geological Conservation and in order to define the permission as 
approved.  

18. Prior to the commencement of planting a list of native trees and native shrubs to be used in 
the identified areas on the approved landscape plan fpcr Environment and Design Ltd titled 
LANDSCAPE FRAMEWORK FIGURE 12.7 rev A dated April 2011 shall be submitted for the 
approval of the Local Planning Authority and thereafter only approved varieties shall be used.  

Reason: In the interests of visual amenity and biodiversity conservation in accordance with 
Policy 13 of the North Northamptonshire Core Spatial Strategy and  PPS9 
Biodiversity and Geological Conservation 

Permitted Development Rights 
19. Notwithstanding the provisions of the Town and Country Planning (General Permitted 

Development) Order 1995 (or any subsequent Order or statutory provision revoking or re-
enacting the provisions of that Order), no extensions, new buildings or structures or additional 
hard surfaced areas shall be constructed or erected within the site without the prior written 
approval of the Local Planning Authority. 

Reason: In order to enable the Local Planning Authority to be able to assess whether there 
would be additional impacts of subsequent works including impacts on wildlife 
and/or drainage. Particularly in light of PPS9: Biodiversity and Geological 
Conservation and PPS25: Development and Flood Risk.  

Ground works and Contamination 
20. All ground works shall be undertaken in accordance with the recommendations and 

conclusions of the submitted RSK Geotechnical and Geoenvironmental Report Project 
No.241425 dated April 2010. 

Reason: To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, property 
and ecological systems, and to ensure that the development can be carried out 
safely without unacceptable risks to workers, neighbours and other offsite receptors 
in accordance with PPS23: Planning and Pollution Control. 

21. If, during development, contamination not previously identified is found to be present at the 
site then no further development (unless otherwise agreed in writing with the Local Planning 
Authority) shall be carried out until the developer has submitted, and obtained written approval 
from the Local Planning Authority for an amendment to the Remediation Strategy detailing 
how this unexpected contamination shall be dealt with. 
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Reason: To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, property 
and ecological systems, and to ensure that the development can be carried out 
safely without unacceptable risks to workers, neighbours and other offsite receptors 
in accordance with PPS23: Planning and Pollution Control. 

Notes 
Highway: 

The Applicant is advised to gain a technical approval for all off site highway works from the 
Local Highway Authority prior to the submission of such approved details to the Local Planning 
Authority to discharge Condition 10 of this consent. 

The Applicant’s attention is drawn to the provisions of the Traffic Management Act 2004 where 
a three month notice period to allocate road space (for works within the highway) is required 
prior to the commencement of works. Such notice can not be submitted or commence until the 
Section 278 Agreement is completed. The Traffic manager of the County Council may 
accelerate or defer the commencement of works in the interests of street works coordination to 
minimise the impact of such works and any others in the area on the travelling public. 

No works within the existing public highway may commence without the express written 
permission of the Local Highway Authority. This planning permission does not give or infer 
such permission. Such permission will only be forthcoming subject to the completion of an 
Agreement, under Section 278 of the Highways Act 1980. Full engineering, drainage, street 
lighting, signal and associated constructional details will be required to process such an 
agreement. Any details submitted will be subject to a technical and safety audit that may result 
in changes to any indicative details of such works that may have been submitted at the 
planning stage. 

Rail: 
In the interests of future development opportunities it is requested that the site owner (insofar 
as within their powers) should permit the use of the rail sidings for traffic on behalf of parties 
other than the occupiers of the consented warehouse accommodation provided that it does not 
materially impact on the capability of the site to serve the consented warehouse 
accommodation and that the reasonable costs of such use are fully compensated.  

Renewable Energy: 
For the purposes of condition 8 in respect to the methods of renewable energy generation 
being maintained for the lifetime of the development this relates to the method e.g. 
photovoltaic, wind, solar thermal etc and not individual panels. 

Reasons for Approval:  
The proposed rail served warehouse is considered to be an appropriate redevelopment of a 
brownfield site. The proposal ensures that the site retains the ability for rail served freight 
vehicles and along with the proposed environmental and habitat improvements and the 
sustainable building criteria the scheme represents a sustainable form of development.  

The continuing use of the site for B8 storage and distribution means that the main impact on 
the adjacent users is due to the scale of the building but the adjacent sites are not sensitive 
receptors and there is sufficient distance between the proposal building and the site 
boundaries so as to have an acceptable impact on the adjacent users.  

It is considered that subject to conditions and mitigation methods included within the 
accompanying legal agreement that the scheme would not have an unacceptable harmful 
environmental impact.  

The proposal is therefore considered to be in compliance with  

Policies 6, 8, 9, 11, 13, 14 of the North Northamptonshire Core Spatial Strategy 
Policy 44 of the East Midlands Regional Plan 
Planning Policy Statement 1: Delivering Sustainable Development (2005) 
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Planning Policy Statement 4: Planning for Sustainable Economic Growth (2009) 
Planning Policy Statement 9: Biodiversity and Geological Conservation (2005) 
Planning Policy Statement 10: Planning for Sustainable Waste Management (2011) 
Planning Policy Guidance 13: Transport (2011) 
Planning Policy Statement 22: Renewable Energy (2004) 
Planning Policy Statement 23: Planning and Pollution Control (2004) 
Planning Policy Guidance 24: Planning and Noise (1994) 
Planning Policy Statement 25: Development and Flood Risk (2010) 

Environmental Impact 
The development was considered to be a schedule 2 Environmental Impact Assessment 
application for the purposes of the Town and Country Planning (Environmental Impact 
Assessment) Regulations 2011. The scheme has been assessed in regards to its 
environmental impact and responses to the consultation have been taken into account.   

The Local Planning Authority has concluded that environmental impact of the scheme will be 
sufficiently mitigated as a result of the proposed landscaping scheme and through the use of 
conditions and legal agreement.  

Planning permission is subject to a range of conditions and Section 106 obligations to ensure 
the relevant infrastructure and mitigation will be in place at the appropriate time and that the 
development would not have an unacceptable environmental impact.  

 
32. Close of Meeting 

The meeting closed at 7.45pm. 


