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Development Control Committee 

Tuesday 23 June 2020 

7.00 pm Via Zoom Virtual Meeting 

 

Present: Councillor Riley – Chair 

 Councillors Dady, Addison, Eyles, Latta, Watt and Watts 

1. Apologies for Absence 

Apologies for absence were received from Councillors Sims 

2. 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.  

3. Minutes of the Previous Meeting 

Members were requested to approve the minutes of the Development Control Committee 
meetings held on 10 March 2020 and 23 March 2020, copies of which had been circulated. 

RESOLVED that:- 

The minutes of the meeting of the Development Control Committee held on 10 March 2020 
and 23 March 2020 copies of which had been circulated to Members, be agreed as a correct 
record. 

At this point the Chair of Development Control Committee handed over to the Monitoring 
Officer. 

The Monitoring Officer explained that due to the significant amount of additional information 
made available to the Committee at short notice the Monitoring Officer after discussion with 
the Chair and Planning Officers had decided that the best course of action for openness and 
transparency was to recommend that the Committee be adjourned to allow Committee 
members time to read the new papers and thereby allowing them to make an informed 
decision on all the information available. 

This would also allow the speakers to have an opportunity to read the new information and 
having done so make any amendments to their representations. 

The Monitoring Officer proposed subject to Committees approval that the meeting be 
adjourned to recommence on 29 June 2020, it was stressed at this point that this was not a 
new meeting and so  no new Summons would be sent. Should any of the speakers be 
unavailable they would be able to nominate someone to speak on their behalf but no new 
speakers would be able to request to speak. 

Members commented that this was sensible advice as it was important to get this decision 
right. 

The Legal Representative for the Development Control Committee explained that there had 
been updating of the report, representations received during the last week and Addendum 2 
had been added. It was hoped that explaining this to those viewing that it was important to 
review that information. 

Chair moved to the vote asking Committee to vote on the Monitoring Officers recommendation 
to adjourn to 29 June 2020. 

RESOLVED that: - 

The meeting be adjourned to Monday 29 June 2020 at 7pm in order that further 
representations just received by Committee could be given due consideration. 

Close of Meeting 

The meeting closed at 7.14pm. 



2 
 

Meeting reconvened on 29 June 2020 at 7.00pm 

Present: Councillor Riley – Chair 

 Councillors Dady, Addison, Brown, Eyles, P Beattie, Ferguson, Watt and Watts 

4 Planning Applications 

4.1    18/00817/OUT Development of land for employment use (class uses B1/B2 and B8) 
together with ancillary parking, highway infrastructure, engineering 
works, landscaping and ancillary works. ALL MATTERS RESERVED 
At Cowthick Plantation, Stamford Road, Stanion. 

The Head of Planning and Environmental Services introduced the application by giving an 
outline of the situation to date. There had been a significant amount of further representations  
by consultees and the public prior to the meeting held on the 23 June 2020; this was collated 
and summarised in an addendum report (Addendum 2) accompanying the Main Report. The 
Committee agreed to adjourn to allow time for this information to be considered. . 

In summary, Addendum 2 provided an update on  

 representations received since the Main Report  

 update on NNJPU and ENC responses  

 officer comment on key points raised in the representations  

 Update on the S106 and Heads of Terms 

 correction to the terms of the recommendation  

Late representations were annexed to Addendum 2. 

During the week leading up to the reconvened meeting, further representations had been 
received and had been forwarded to Members. The Head of Planning summarised these 
further representations to the Committee. 

The Head of Planning and Environmental Health then went through the concerns raised by   
objectors and confirmed that these concerns had been addressed in the Main Report 
(including addenda) 

The Head of Planning and Environmental Services then went on to explain that the application 
was in outline only. The Committee were being asked to consider the development in principle 
for B1, B2 and B8 uses. If granted, the application would be subject to reserved matters 
applications to secure approval of details reserved for later approval. In addition, the terms of 
grant put forward in the Main Report contained 47 planning conditions which would require 
further detailed submissions. 

The proposed development was to the East of Corby adjacent to the Cowthick Plantation. The 
Plantation would be retained. It was a significant proposal covering over 200 acres, providing 
a significant long term contribution to the local economy. Over 7000 jobs would be created, 
this would balance employment against housing growth. 

The Planning Officer gave the Committee a general overview of the application site including 
information on the sites in proximity to Stanion and surrounding industrial uses. The Planning 
Officer took the Committee through a set of slides providing details of the proposed scheme 
and photographs of the application site. The slides also showed the Indicative Master Plan 
and Parameters Plan supporting the application. These showed the site divided into 4 zones.  
As all matters are reserved, these plans are subject to change.   

The Planning Officer informed the Committee that there had been two rounds of public 
consultation. Further representations received since the Main Report were summarised in 
Addendum 2; these included Parish Council objections, ENC objections and NNJPU 
representations. These concerns had been considered in the Main Report and Addenda 
thereto. 

Main areas of concern included: 
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 Transport 

 Conformity with the development plan; and 

 Landscape and Environmental matters 

The Planning Officer listed the key determining issues including: 

 Principle of development including conformity with  the development plan and 
national planning policy 

 Ecology and Nature Conservation 

 Employment Land 

 Socio-Economic Impact 

 Highways and Traffic Issues 

 Air Quality 

 Flood Risk and Drainage 

 Noise and Vibration 

The Planning Officer explained that the site was unallocated in the Development Plan. The 
development accorded with some development plan policies but not others. Overall it was 
considered, on balance, that there was general conformity with the development plan as a 
whole.  

Officers had considered all relevant policies and consultation had taken place with CBC 
Environmental Services, CBC Local Plan Officer, CBC Sustainability Officer, CBC Tree 
Officer, CBC Building Control and CBC Property Services.  

Extensive consultations had also been undertaken, in particular, with the Natural England Soil 
Landscape Team who confirmed that the land was unlikely to contain best and most versatile 
(BMV) agricultural land. 

External consultation had been undertaken with NCC Waste Planning Authority, NCC Fire & 
Rescue and Broadband Services, NCC Archaeologist, Lead Flood Authority, NCC Ecologist, 
NNJPU, Environment Agency, Natural England, Wildlife Trust, CPRE, Crime Prevention 
Officer, Anglian Water, NCC Highways Authority, ENDC and the Parish Councils. 

Comments from each of the above consultees were reported in the Main Report and Addenda 
Reports. 

The following documents had been required from the applicant: an Environmental Statement, 
LVIA, LSDC, and Ecology Statements. 

The Development Management Manager explained that the site was a strategic site and listed 
other strategic sites around the Borough. The proposal would bring significant benefits to the 
local area including a broad range of job opportunities and fundamental to this was the 
investment the applicant would make to the local area and alongside this would be the 
infrastructure investment ensuring the site was sustainable. 

The applicant had worked with the Local Highways Authority (LHA) and the LPA to address 
concerns raised by residents regarding traffic. There would be bus stops within the site and 
combined footpath/cycle ways to the western edge. 

The LHA listed 16 specific junctions that should be considered for mitigation/management and 
monitoring. The LPA had included conditions 17 – 24 and (in Addendum 2), S106 Heads of 
Terms. 

A Flood Risk Assessment, a Noise Survey Assessment and an Air Quality Assessment had 
been carried out. 

It was considered that on balance, the material considerations in support of the development 
outweighed the elements of non-conformity with the development plan and therefore the 
recommendation was for approval. 
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The Head of Planning and Environmental Services referred to Appendix A of the Main Report.  
Statutory Consultees had no objection subject to appropriate conditions; Highways England 
had removed their concerns and NCC Highways had agreed a Monitor and Manage approach.  

Members were advised they had  the opportunity to approve a form of  development that would 
enable this authority with due regard to planning policy and highway requirements to fulfil its  
longstanding strategy of regenerating Corby through growth and to realise its ambition to 
double the size of the town. 

Mr Reid addressed the Committee explaining that his main concerns were in relation traffic 
and its impact on the quality of life for those living nearby. He said traffic was already difficult 
around Stanion – particularly problematic for walking and cycling. He said if the application 
were to be approved there were several things he would like to see in the S106 as, for 
example, there were no traffic lights on Stamford Road and the footpath is on the right hand 
side. Traffic calming, traffic lights or something to protect people leaving Stanion, particularly 
walkers and cyclists, would be desirable and would represent measures having real 
consideration for the people living in the area; in short, he wanted the S106 to contribute to 
the provision of good infrastructure for the local people. 

Mr Wishart (ENC) addressed Committee. He thanked the Committee for the adjournment last 
week. He stated that ENC objections are strong particularly in relation to highways issues. Mr 
Wishart said that the proposals were not supported in planning policy terms and remained a 
significant departure from the Joint Core Strategy.  

ENC were not against the delivery of jobs in principle but not at all cost. Mr Wishart said that 
ENC also had concerns about flooding and water pollution and considered that air and noise 
quality outside of the area had not been addressed sufficiently. ENC felt that insufficient 
highways assessment had taken place and that this should have been done earlier. Manage 
and Monitor conditions will just defer the issue to the new Unitary Authority. There is no 
mitigation on the A6116 except at roundabouts; it would be unreasonable to grant permission 
without knowing what the impact on the A6116 would be and without further mitigation. 

ENC would therefore ask that the Committee refuse the application but if Committee are 
minded to approve it then ENC would like to be party to the S106 and Heads of Terms. 

Mrs Innes addressed Committee on behalf of the Parish Councils along the A6116. Mrs Inness 
stated that the site was unsuitable as it was a mix of farm land and woodland, Corby had many 
large vacant units, and the development would have a negative impact on the countryside 
between Corby and Thrapston. Current air pollution along the A6116 was unacceptable, traffic 
from this development would make it worse. Local Authorities are supposed to play a role in 
delivering a reduction in pollution. 

Mrs Innes quoted from an email from the NCC cabinet Member for Highways; the A6116 was 
rebuilt as a primary route. It would be unacceptable to redirect traffic from the A14 along this 
route to the A43 as this route was already congested at peak times. The proposed 
development would most likely be distribution centres giving rise to lorry movement both day 
and night, predominantly on the A6116. ENC had been critical of the Monitor and Manage 
approach and the Parishes agreed with this as it is reactive and the cost to the tax payer had 
not been assessed. If a decision to refuse is not acceptable a deferral pending the receipt of 
the necessary information should be agreed. 

Councillor Brackenbury (NCC) addressed Committee representing Thrapston and a number 
of the surrounding villages. This application was of significant scale on an unallocated 
greenfield site and was poorly connected to the urban area whilst being next to woodland of a 
high biodiversity value. 

The A6116 was a key access route to the A14. If granted this development would have a 
significant negative impact on communities along the route. There were concerns from these 
communities regarding road safety should the application be approved. No work had been 
done to show the impact on junctions along the A6116. The study carried out by the applicant 
was insufficient to form a decision. The existing road infrastructure was inadequate.  NCC 
Highways had requested a traffic count at Junction 12 on the A14, but this had not been 
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submitted. In any event any count carried out during the current Covid-19 pandemic would be 
unreliable. 

The proposal conflicted with a number of policies in the Joint Core Strategy, there were a 
number of material planning reasons to refuse the application and he urged Members to do 
so. Mr Horsman addressed Committee: does building a field full of sheds next to the busiest 
roundabout make people proud of Corby? Build sheds and create jobs but not on this site. As 
a Committee are you putting residents first? The Parish Councils should be heard and their 
concerns considered, the Council should look at planning and put residents first. 

Without the people, you don’t have a town to be proud of, residents do not want congested 
roads and disruption to their way of life. 

More than 200 people including local Parish Councils had said no; they had a right to be 
listened to for once. What about the disruption to people’s lives, would you want this near you? 
Please vote no. 

Mr Heelan addressed Committee: it would appear to a reasonable person that this application 
has to be completely outrageous. Outline planning sought to impede discussion and disguise 
the lack of evidence regarding many aspects of the submission, promises of employment, 
economic growth and income for local government but how much of this would happen. 

The Developer has a long term plan and will not be diverting from or diluting the aims and 
ambitions of that plan. Despite the NNJCS being the adopted plan and the large amount of 
objections, Planning Officers have ignored this. The resolution asked that the Reserved 
Matters be delegated to the Head of Planning removing any further debate. Such actions 
would undermine the voter confidence in this Committee.  

Mr Heelan strongly urged the Committee to refuse this outrageous application. 

Mr Page addressed Committee: CBC declared a climate emergency in August 2019, but there 
is no mention of this in the Officer’s report or application. BREAM Very Good is compliant but 
Building Regulations Part L fail to address the climate emergency. Local authorities need to 
drive the change. Mr Page referred to a Climate Emergency Design Guide which incorporated 
wider infrastructure. This project was a huge opportunity for CBC to become a leader in 
addressing the Climate Emergency and securing S106 contributions to bring these changes 
forward. 

This proposal was rushed and incomplete; you are being asked to make far reaching decision 
making without robust strategies. If approved the developer could say that any offsite 
improvement is not contributable to this development; there would be a missed opportunity for 
a transport plan. Why miss opportunities to have something amazing by rushing this through, 
show the Climate Emergency means something, you could reject this for lack of ambition and 
the long term survival of the planet. 

Mr Jones addressed Committee as Managing Director of Mulberry Developments (MD). MD 
had been a huge success since 2018, and the site is home to 3 Blue Chip companies. Corby 
and more specifically the east side were well and truly on the map as a leading logistics 
location primarily due to its road network location. 

The new site already had an agreement with one of the world’s largest Blue Chip companies 
to take on 1.6m sq. ft. If permission is granted, construction will start as soon as possible if 
permission is granted. 

The scheme will provide Corby jobs for Corby people. These jobs would protect the livelihoods 
of Corby residents and keep them working in Corby, improving economic prospects and self-
containment for the town and reducing outward commuting and would also encourage further 
inward investment. 

Objections relate mostly to highways and the A6116 in particular. Monitor and Manage was 
becoming more commonplace across the country and addresses real traffic generation. 
Mitigation required through Monitor and Manage will be covered by the applicant not by the 
tax payer. 
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Mr Hutchinson addressed the Committee as the applicant's planning advisor and had worked 
together with the Planning Authority for over a year. Mr Hutchinson quoted from the NPPF 
Para 80. In these uncertain times it is vitally important that planning systems do all that it can 
now to aid economic recovery, ensure the right kind of permissions are in place and deliver 
jobs and economic prosperity. 

This opportunity had not come at a better time, providing short term opportunity for 
construction jobs and long term up to 7,000 jobs at a range of skill levels. The Core Strategy 
recognises the significant challenges around and need for employment and made specific 
reference to difficulties Corby had experienced in the past with job losses. 

Growth towns like Corby were to be the focus for economic development. This was therefore 
the right development, in the right location at the right time. Robust technical and 
environmental assessments had been provided. Traffic is an emotive issue but all the 
necessary modelling had been presented to the necessary consultees who were satisfied. 

The developer will deliver staged road improvements, if required, to facilitate the phased 
development. The site would be screened in most directions by existing and proposed 
landscaping. Reserved matters applications would no doubt come before Committee for 
approval. 

Mr Hutchinson picked up on some of the issues raised by the objectors: 

Policy - officers had made it clear in their presentation and the Second Addendum that this 
application complied with the development plan when read as a whole. 

Highways – the approach that has been taken requires more scrutiny not less; it will ensure 
that mitigation is in place before each stage proceeds. 

Climate Emergency – this is not something we deal with lightly, but Corby was one of the most 
self-contained settlements in the area and this is an opportunity to provide jobs where homes 
are being provided. 

Pre-commencement conditions - this was obviously a major development and it was not 
unusual to have a lot of pre-commencement conditions. 

Members' Discussion 

Councillor Addison asked, given concerns raised, particularly the A6116 issues, could 
restrictions be placed on the routes taken by the HGV’s? In relation to the SSSI; he asked" 
can we guarantee the site won’t be encroached upon?" 

Officers advised that the SSSI had not been in place since 2007 and the site is used as landfill 
site. 

Highways issues had been taken up with the LHA who had consulted with Highways England. 

Councillor Watts said she was aware that Corby imposed on its surrounding villages but if 
something could be done regarding the A6116 she could not see a problem with the 
application. 

Traffic - what would be the percentage of increased traffic along the A6116? Increases in traffic 
would be mitigated by the S106.  

Noise – what part of the operation would be happening during the night? Would there be active 
noise monitoring during construction?  What objections/complaints had been received from 
nearby villages since MLP started operating? She expressed hopes that there would be 
meadow landscaping and tree planting. 

Councillor Watt also raised the issue, as mentioned by one of the objectors, of footpaths, cycle 
ways etc. from the villages. 

Planning Officers explained there was a condition regarding noise during construction. The 
B1, B2 and B8 uses proposed are fairly self-contained. The S106 Heads of Terms included 
bio-diversity measures. The units would not be visible from Stamford Road and the plantation 
would not be touched.  
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The Legal Officer asked if the NCC officer could answer the question asked   regarding 
percentage increase. 

Mr Bond said that he did not have numbers in front of him but it was important to note that 
nothing was agreed in terms of the traffic impact regarding this development. The whole point 
of the conditions that had been imposed was to ensure that the impact can be assessed as 
the development progresses.  

The Legal Officer came back with perspective on the S106 and planning conditions. The 
Monitor and Manage approach is as just said. The Council will also have protection from the 
highways mitigation package under planning conditions and S106. The S106 will secure 
financial backing and provide security to fund those works. 

Councillor Watts then asked if the application were passed what is the development timescale. 

The Planning Officer said the first time limit is three years but the applicant would be 
encouraged to come forward with the reserved matters application as soon as possible. 

The Legal Officer explained that the first condition is 3 years to bring forward reserved matters, 
implementing the planning is a further 2 years, and then phased delivery in accordance with 
an agreed programme. 

Councillor Eyles asked about ecology and whether this would be addressed before 
construction. Councillor Eyles also asked whether the buildings can support themselves and 
whether the site can be future proofed. 

The Planning Officer quoted Conditions 14 and 15 regarding habitats. In terms of electric 
charging (for future proofing) there are highways requirements to follow at the relevant 
reserved matter stage. 

The Planning Officer also explained that Conditions 39 – 41 would also address issues 
regarding sustainability and future proofing. 

The Chair reiterated an issue brought up by Cllr Horsman regarding provision of toilets, 
showers, parking etc. 

Officers said that the site would be self-contained; all the drivers' requirements would be met. 

Councillor Watt asked about highways. If it was required to put in a roundabout to allow better 
access for any particular village would the applicant be obliged to provide this? 

Mr Bond from the LHA advised that the whole point of the Monitor and Manage was to ensure 
that mitigation for the appropriate works were secured. The form of mitigation would depend 
on the traffic impacts of the particular phase and subsequent phases. The current 
requirements are based on theoretical traffic generation based on other developments of this 
scale.  

The Legal Officer drew Committee's attention to the issue of conformity and non-conformity 
with the development plan.  As summarised by Planning Officers, the development is in 
general conformity with the development plan when the plan was read as a whole. 
Notwithstanding, because of the amount of B1 (a) floor space, there was a requirement under 
the Town and Country Planning (Consultation) (England) Direction 2009 to notify the Secretary 
of State if the Committee were to approve the application.  The Secretary of State would have 
21 days to provide any comment and this would be prior to planning permission being issued. 

Councillor Addison moved, Councillor Eyles seconded. 

RESOLVED that: - 

The application be approved and delegated authority be given to the Head of Planning and 

Environmental Services to determine the application subject to the conditions set out in the 

report and satisfactory completion of a S106 Agreement on the basis of the Heads of Terms 

set out in the Second Addendum Report. 

Human Rights Act 1998 

 Officers have considered the Human Rights Act 1998 in reaching a recommendation to grant 
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planning permission, subject to conditions.  Officers have considered the potential interference 
with the rights of the owners/occupiers of surrounding properties under Article 8 and/or Article 
1 of the First Protocol of the Act and consider that it is proportionate. 

 Officers have also considered the interference with the human rights of the applicant under 
Article 8 and/or Article 1 of the First Protocol caused by imposing conditions.  Officers consider 
that the conditions are necessary to protect the rights and freedoms of others and to control 
the use of property in accordance with the general interest.  The interference is therefore 
justifiable and proportionate. 

Section 17 of the Crime and Disorder Act 1998 

 Officers have considered, with due regard, the likely effect of the proposal on the need to 
reduce crime and disorder as part of the determination of this application, in accordance with 
section 17 of the Crime and Disorder Act 1998.  In reaching a recommendation to approve, 
Officers consider that the proposal will not undermine crime prevention or the promotion of 
community safety. 

CONDITIONS 

TIME LIMIT 

1. Application for approval of the reserved matters shall be made to the council before the 
expiration of 3 years from the date of this permission. The development hereby permitted shall 
begin no later than the expiration of 2 years from the date of approval of the last of the reserved 
matters to be approved.  

Reason:  As required by Section 92 of the Town and Country Planning Act 1990 as amended 
by Section 51 of the Planning and Compulsory Purchase Act 2004. 

DRAWINGS 

2. The development shall conform in all aspects with the plans and details shown in the 
application as listed below, unless variations are agreed by the Local Planning Authority in 
order to discharge other conditions attached to this decision: 

 
- Location Plan – Drawing 4345-014 Rev.P2, received on 12.12.2018 

- Parameters Plan – Drawing 4345-006 Rev.P14, received on 07.06.2019 

- Design and Access Statement – Rev.P6. May 2019 

- Planning Statement – December 2018 

- Environmental Statement, received on 12.12.2018 

- LVIA April 2019, received on 02.10.2019 

- Supplementary Environmental Information May 2019, received on 07.06.2019 

- Environmental Statement – Non-Technical Summary May 2019, received on 
07.06.2019 

- Supplementary Environmental Information December 2019, received on 18.12.2019 
- Environmental Statement – Non-Technical Summary December 2019, received on 

18.12.2019 
- Agricultural Land Classification Report – November 2019 (SES/MCD/CP/#1), received 

on 21.11.2019 
- Arboricultural Impact Assessment – BMD.18.023.RP.903. November 2018, received 

on 12.12.2018 
- Landscape Strategy & Design Code – April 2019. BMD.18.023.RPT.001 Rev.A, 

received on 10.09.2019 
- Land Use Compatibility Statement – April 2019, received on 07.06.2019 
- Topographical Survey – Drawing 24561_T-PHASE-2 Rev.0, received on 12.12.2018 
- Economic Impact Report – November 2018, received on 12.12.2018 
- Economic Case for Developing New Warehouse and Office Space, received on 

18.12.2019 
- Employment Land Statement – May 2019 / Updated December 2019, received on 

18.12.2019 
- Report of Community Engagement – November 2018, received on 12.12.2018 
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- Sustainability and Utilities Statement – December 2018, received on 12.12.2018 
- Ventilation and Extraction Statement – December 2018 
- Technical Note – 1807-03/TN/01, received on 12.02.2020 

Reason: For the avoidance of doubt and to ensure a suitable form of development in 
accordance with Policy 8 of the North Northamptonshire Joint Core Strategy. 

RESERVED MATTERS TO BE SUBMITTED PRIOR TO BUILDING CONSTRUCTION 

3.  Details of all the reserved matters for relevant phase shall be submitted to the Local Planning 
Authority before any development is commenced:  

a. Scale  
b. Access  
c. Appearance  
d. Landscaping, and  
e. Layout  

Reason: This is an outline permission only and these matters have been reserved for the 
subsequent approval of the Local Planning Authority. 

4. Approval of all reserved matters shall be submitted within 3 years of this permission. Reserved 
matters approval relevant to a defined phase of development shall be obtained from the Local 
Planning Authority in their entirety and in writing prior to the commencement of construction 
relevant to that phase. The development shall thereafter be completed in accordance with the 
approved details.  

Reason: To secure all design and construction details for each phase of development prior to 
construction start 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. 

5. Prior to the commencement of development, a Phasing Plan for the development as a whole 
shall be submitted to and agreed in writing with the Local Planning Authority. For the 
avoidance of doubt, site remediation works and associated earthworks for development 
platform creation shall be Phase 1, with all other works falling within subsequent phases. The 
works concerned shall be implemented in accordance with the approved phasing plan. 

Reason: To ensure the timely development of the works and coordination with the associated 
highway works. 

6. Each reserved matters application shall comply with the approved Site Parameters Plan 
Drawing 4345-006 Rev.P14 and the Design and Access Statement – Rev.P6. May 2019.  

Reason: In the interests of clarity, to secure design that meets the principles expressed in the 
Planning, Design and Access Statement, to ensure a high standard of development, 
and to ensure that the development will meet the objectives of Policy 8 of the North 
Northamptonshire Core Spatial Strategy. 

SHARED LORRY PARKING 

7. Prior to the commencement of development, relating to the provision of built form within any 
phase or sub phase, a scheme for the provision of shared lorry parking waiting spaces within 
that phase or sub-phase or for the development as a whole shall be submitted to and approved 
in writing with the Local Planning Authority. The waiting spaces, shall be provided in 
accordance with the approved scheme prior to the occupation of the phase or sub-phase to 
which they relate and shall be retained at all times. 

Reason: To ensure the site meets its own needs, convenient space and a management 
scheme for shared lorry waiting areas must be shown consistent with Policy 18 of 
the North Northamptonshire Joint Core Strategy 2016. 

GROUND CONDITION AND SITE PREPARATION 

8. No development shall take place within a phase and sub-phase other than that required to be 
carried out as part of an approved scheme of remediation until parts A to C as necessary for 
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that phase or sub-phase or part thereof have been complied with, unless otherwise agreed by 
the Local Planning Authority: 

A. Site Characterisation 

An investigation and risk assessment, in addition to any assessment provided with the 
planning application, must be completed in accordance with a scheme to assess the nature 
and extent of any contamination on the site, whether or not it originates on the site. The 
contents of the scheme are subject to the approval in writing of the Local Planning Authority. 
The investigation and risk assessment must be undertaken by competent persons and a 
written report of the findings must be produced. The written report is subject to the approval 
in writing of the Local Planning Authority. The report of the findings must include: 

(i) a survey of the extent, scale and nature of contamination; 

(ii) an assessment of the potential risks to: 
• human health, 
• property (existing or proposed) including buildings, crops, livestock, pets, woodland 
and service lines and pipes, 
• adjoining land, 
• groundwaters and surface waters, 
• ecological systems, 

(iii) an appraisal of remedial options, and proposal of the preferred option(s). 

This must be conducted in accordance with DEFRA and the Environment Agency’s ‘Model 
Procedures for the Management of Land Contamination, CLR 11 (or any model procedures 
revoking and replacing those model procedures with or without modification)’. 

 

B. Submission of Remediation Scheme 

A detailed remediation scheme to bring the site to a condition suitable for the approved use 
by removing unacceptable risks to human health, buildings and other property and the natural 
must be prepared, and is subject to the approval in writing of the Local Planning Authority. 
The scheme must include all works to be undertaken, proposed remediation objectives and 
remediation criteria, timetable of works and site management procedures. The scheme must 
ensure that the site will not qualify as contaminated land under Part 2A of the Environmental 
Protection Act 1990 in relation to the approved use of the land after remediation. 

C. Implementation of Approved Remediation Scheme 

The approved remediation scheme must be carried out in accordance with its terms prior to 
the commencement of development other than that required to carry out remediation, unless 
otherwise agreed in writing by the Local Planning Authority. The Local Planning Authority must 
be given two weeks written notification of commencement of the remediation scheme works. 

Following completion of measures identified in the approved remediation scheme, a 
verification report that demonstrates the effectiveness of the remediation carried out must be 
produced, and is subject to the approval in writing of the Local Planning Authority. 

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. 

9. In the event that contamination is found at any time when carrying out the development hereby 
approved that was not previously identified it must be reported in writing immediately to the 
Local Planning Authority. An investigation and risk assessment must be undertaken in 
accordance with the requirements of part A of condition 8, and where remediation is 
necessary, a remediation scheme must be prepared in accordance with the requirements of 
part B of condition 8, which is subject to the approval in writing of the Local Planning Authority. 
Following completion of measures identified in the approved remediation scheme a verification 
report must be prepared, which is subject to the approval in writing of the Local Planning 
Authority in accordance with part C of condition 8. 
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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. 

10. No infiltration of surface water drainage into the ground is permitted other than with the written 
consent of the Local Planning Authority. The development shall be carried out in accordance 
with the approved details.  

Reason: To ensure that the development does not contribute to, or is not put at unacceptable 
risk from, or adversely affected by, unacceptable levels of water pollution caused 
by mobilised contaminants in line with paragraph 170 of the National Planning 
Policy Framework.  

LANDSCAPING AND ECOLOGY 

11. No development shall take place, including ground works and vegetation clearance, until a 
Biodiversity Monitoring Strategy (BMS) has been submitted to, and approved in writing by, the 
Local Planning Authority. The content of the Strategy shall include the following:  

a) Aims and objectives of monitoring to match the stated purpose  

b) Identification of adequate baseline conditions prior to the start of development  

c) Appropriate success criteria, thresholds, triggers and targets against which the   
effectiveness of the various conservation measures being monitored can be judged  

d) Methods for data gathering and analysis  
e) Location of monitoring  

f) A timetable for the submission of monitoring reports 

f) Responsible persons and lines of communication  

g) Review, and where appropriate, publication of results and outcomes.  

A report describing the results of monitoring shall be submitted to the local planning authority 
at intervals identified in the strategy. The report shall also set out (where the results from 
monitoring show that conservation aims and objectives are not being met) how contingencies 
and/or remedial action will be identified, agreed with the local planning authority, and then 
implemented so that the development still delivers the fully functioning biodiversity objectives 
of the originally approved scheme. The monitoring strategy will be implemented in accordance 
with the approved details. 

Reason: To ensure that the development makes a contribution towards a net gain in 
biodiversity across the plan period, in accordance with Policy 4 of the North 
Northamptonshire Joint Core Strategy. 

12.    No development shall take place within a phase or sub-phase (including demolition, ground 
works, vegetation clearance) until a Construction Environmental Management Plan (CEMP: 
Biodiversity) has been submitted to and approved in writing by the local planning authority. 
The CEMP (Biodiversity) for that phase or sub-phase or the development as a whole shall 
include the following:  

a) Risk assessment of potentially damaging construction activities  

b) Identification of ‘biodiversity protection zones’  

c) Practical measures (both physical measures and sensitive working practices) to avoid 
or reduce impacts during construction (may be provided as a set of method statements)  

d) The location and timing of sensitive works to avoid harm to biodiversity features  

e) The times during construction when specialist ecologists need to be present on site to 
oversee works  

f) Responsible persons and lines of communication  

g) The role and responsibilities on site of an ecological clerk of works (ECoW) or similarly 
competent person  

h) Use of protective fences, exclusion barriers and warning signs.  
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The approved CEMP shall be adhered to and implemented throughout the construction period 
strictly in accordance with the approved details, unless otherwise agreed in writing by the local 
planning authority. 

 Reason: To ensure that the development makes a contribution towards a net gain in 
biodiversity across the plan period, in accordance with Policy 4 of the North 
Northamptonshire Joint Core Strategy. 

13. A Landscape and Ecological Management Plan (LEMP) for each phase or sub-phase shall be 
submitted to and be approved in writing by the local planning authority prior to the 
commencement of development within each phase or sub-phase of the development. The 
content of the LEMP shall include the following:  

a) Description and evaluation of features to be managed  

b) Ecological trends and constraints on site that might influence management  

c) Aims and objectives of management  

d) Appropriate management options for achieving aims and objectives  

e) Prescriptions for management actions  

f) Preparation of a work schedule (including an annual work plan capable of being rolled 
forward over a five-year period)  

g) Details of the body or organisation responsible for implementation of the plan  

h) Ongoing monitoring and remedial measures.  

The LEMP shall also include details of the legal and funding mechanism(s) by which the long-
term implementation of the plan will be secured by the developer with the management bodies 
responsible for its delivery. The plan shall also set out (where the results from monitoring show 
that conservation aims and objectives of the LEMP are not being met) how contingencies 
and/or remedial action will be identified, agreed and implemented so that the development still 
delivers the fully functioning biodiversity objectives of the originally approved scheme. The 
approved plan will be implemented in accordance with the approved details. 

Reason: To ensure that the development makes a contribution towards a net gain in 
biodiversity across the plan period, in accordance with Policy 4 of the North 
Northamptonshire Joint Core Strategy. 

14. Prior to the commencement of any works or activity affecting any existing Great Crested Newts 
(GCN), the local planning authority has been provided with either: 

a) a licence issued by Natural England pursuant to Regulation 55 of The Conservation of 
Habitats and Species Regulations 2017 authorizing the specified activity/development to 
go ahead; or 

b) Written confirmation from Natural England that the application site has been registered 
with the Great Crested Newt Low Impact Class Licence scheme; or 

c) a statement in writing from a suitably qualified ecologist to the effect that they do not 
consider that the specified activity/development will require a licence. 

15. Prior to the commencement of any works or activity affecting the existing dormouse, the local 
planning authority has been provided with either: 

a) a licence issued by Natural England pursuant to Regulation 55 of The Conservation of 
Habitats and Species Regulations 2017 authorizing the specified activity/development to 
go ahead; or 

b) Written confirmation from Natural England that the application site has been registered 
with the Dormouse Low Impact Class Licence scheme; or 

c) a statement in writing from a suitably qualified ecologist to the effect that they do not 
consider that the specified activity/development will require a licence. 

16. The approved details for soft landscaping, and other landscaping details approved under 
Condition 3 above (reserved matters) shall be carried out in the first planting and seeding 
season following the completion of development on the relevant phase and any trees or plants 
which, within a period of five years from occupation die, are removed or become seriously 
damaged or diseased, shall be replaced in the next planting season with others of similar size 
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and species, unless the Local Planning Authority gives written consent to any variation. The 
approved details shall be thereafter retained. 

Reason: To ensure that the appearance of the development is satisfactory in accordance with 
Policies 3 and 8 of the North Northamptonshire Joint Core Strategy. 

MONITOR AND MANAGE: PHASING CONDITION 

17. SUBMISSION OF ZONE 1 TRANSPORT ASSESSMENT 

1.1  Prior to the commencement of any development a full ‘Zone 1 Transport Assessment’ in 
accordance with a scope that shall have first been submitted to and approved in writing by 
the Local Planning Authority in consultation with the Local Highway Authority, shall be 
submitted to and approved by the Local Planning Authority.  Such Zone 1 Transport 
Assessment shall include but shall not be limited to: 

I. Trip rates for the uses proposed; 
II. Network modelling and traffic assignment using the County Council’s 

Northamptonshire Strategic Transport Model or other such agreed strategic 
model as may be agreed; 

III. Detailed junction and link capacity assessments informed by such strategic 
modelling; 

IV. Junction and network mitigation including walking, cycling and public transport 
enhancements and links to and from the site, the ‘Zone 1 Mitigation Works’; 

V. Site access or accesses details as may be proposed, the Zone 1 Site 
Access(es) Works’; 

VI. Construction phase details and phasing of the Zone 1 Site Access and Zone 1 
Mitigation Works; 

VII. Road Safety Audits for all Zone 1 Mitigation Works; 
VIII. Road Safety Audits for the Zone 1 Site Access(es) Works. 

1.2  Prior to the commencement of any development full engineering, drainage, lighting and 
constructional details of the Zone 1 Access(es) Works approved pursuant to Condition 
17(1.1) shall be submitted to and be approved in writing by the Local Planning Authority in 
consultation with the Local Highway Authority. 

1.3 Prior to the commencement of any development the means of access approved under 
Condition 17 (1.1) shall be completed in accordance with details approved under Condition 
17 (1.2). 

1.4 Prior to the commencement of any development full engineering, drainage, lighting and 
constructional details of the Zone 1 Mitigation Works approved pursuant to Condition 
17(1.1) shall be submitted to and be approved in writing by the Local Planning Authority in 
consultation with the Local Highway Authority. 

1.5 Prior to the occupation of any part of Zone 1, the Zone 1 Mitigation Works approved under 
Condition 17(1.1) shall be completed in accordance with details approved under Condition 
17 (1.2). 

Reason: In the interests of traffic safety and convenience in accordance with the sustainable 
development policies as set out in Policies 10 of the North Northamptonshire Joint 
Core Strategy 2016. 

18. POST ZONE 1 OCCUPATION MONITORING AND SURVEY 

1.1 Subsequent to six continuous months of full occupation of Zone 1 of the development 
hereby permitted comprehensive traffic counts and surveys of junctions and links 
assessed under the Zone 1 Transport Assessment shall be undertaken in accordance 
with a scope and at times and for a duration that shall first be agreed in writing by the 
local planning authority in consultation with the local highway authority.  Such surveys 
shall include but not necessarily limited to video surveys, manual traffic counts and 
pneumatic loop counts.  The survey results shall be presented in a report in a format that 
shall first be agreed with the Local Planning Authority in consultation with the Local 
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Highway Authority, the ‘Zone 1 Monitoring Report’.  The report shall calculate and 
evidence trip rate generation and trip distribution from the development hereby permitted. 

1.2 Such surveys, counts and reports shall be repeated at frequencies of no less than six 
months in accordance with the same scope and format as approved under Condition 
18(1.1) and submitted to the Local Planning Authority. 

1.3 No details associated with subsequent Zones of the development hereby permitted may 
be submitted unless or until the Zone 1 Monitoring Report has been approved by the Local 
Planning Authority. 

Reason: In the interests of traffic safety and convenience in accordance with the sustainable 
development policies as set out in Policies 10 of the North Northamptonshire Joint 
Core Strategy 2016. 

19. SUBMISSION OF ZONE 2(a and b)TRANSPORT ASSESSMENT 

1.1 Prior to the submission of details for any development in addition to Zone 1 of the 
development hereby permitted, a full ‘Zone 2 Transport Assessment’ in accordance with 
a scope that shall have first been submitted to and approved in writing by the local planning 
authority in consultation with the local highway authority, shall be submitted to and be 
approved by the local planning authority.  Such Zone 2 Transport Assessment shall 
include but shall not be limited to: 

I. Trip rates calculated using data obtained from the Zone 1 Monitoring Report 
for the same uses as for Zone 1 and proposed trip rates for uses not including 
in Zone 1; 

II. Network modelling and traffic assignment based on distribution evidenced by 
the Zone 1 Monitoring Report; 

III. Detailed junction and link capacity assessments informed by such modelling 
including assessment of Zone 1 Mitigation Works and Zone 1 Access Works; 

IV. Junction and network mitigation including walking, cycling and public transport 
enhancements and links to and from the site, the ‘Zone 2 Mitigation Works’; 

V. Site access or accesses details as may be proposed, the ‘Zone 2 Site 
Access(es) Works’; 

VI. Construction phase details and phasing of the Zone 2 Site Access, and Zone 
2 Mitigation Works; 

VII. Road Safety Audits for all Zone 2 Mitigation Works; 
VIII. Road Safety Audits for the Zone 2 Site Access(es) Works. 

1.2 Prior to the commencement of any part of Zone 2, full engineering, drainage, lighting and 
constructional details of the Zone 2 Access(es) Works approved pursuant to Condition 19 
(1.1) shall be submitted to and be approved in writing by the Local Planning Authority in 
consultation with the Local Highway Authority. 

1.3 Prior to the commencement of any part of Zone 2 the means of access for Zone 2, if 
different to Zone 1 or modified from Zone 1 approved under Condition 19(1.1) shall be 
completed in accordance with details approved under Condition 19(1.2). 

1.4 Prior to the commencement of any development full engineering, drainage, lighting and 
constructional details of the Zone 2 Mitigation Works approved pursuant to Condition 
19(1.1) shall be submitted to and be approved in writing by the Local Planning Authority in 
consultation with the Local Highway Authority. 

1.5 Prior to the occupation of any part of Zone 2, the Zone 2 Mitigation Works approved under 
Condition 19(1.1) shall be completed in accordance with details approved under Condition 
19(1.2). 

Reason: Reason: In the interests of traffic safety and convenience in accordance with the 
sustainable development policies as set out in Policies 10 of the North 
Northamptonshire Joint Core Strategy 2016. 

20. POST ZONE 2 OCCUPATION MONITORING AND SURVEY 
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1.1 Subsequent to six continuous months of full occupation of Zone 1 and Zone 2 of the 
development hereby permitted comprehensive traffic counts and surveys of junctions and 
links assessed under the Zone 1 Transport Assessment shall be undertaken in accordance 
with a scope and at times and for a duration that shall first be agreed in writing by the local 
planning authority in consultation with the local highway authority.  Such surveys shall 
include but not necessarily limited to video surveys, manual traffic counts and pneumatic 
loop counts.  The survey results shall be presented in a report in a format that shall first 
be agreed with the Local Planning Authority in consultation with the local highway 
authority, the ‘Zone 1 and 2 Monitoring Report’.  The report shall calculate and evidence 
trip rate generation and trip distribution from the development hereby permitted. 

1.2 Such surveys, counts and reports shall be repeated at frequencies of no less than six 
months in accordance with the same scope and format as approved under Condition 30 
and submitted to the Local Planning Authority. 

1.3 No details associated with subsequent Zones of the development hereby permitted may 
be submitted unless or until the Zone 1 and Zone 2 Monitoring Report has been approved 
by the local planning authority. 

 

Reason: In the interests of traffic safety and convenience in accordance with the sustainable 
development policies as set out in Policies 10 of the North Northamptonshire Joint 
Core Strategy 2016. 

21. SUBMISSION OF ZONE 3(a and b) TRANSPORT ASSESSMENT 

1.1 Prior to the submission of details for any development in addition to Zone 1 and Zone 2 of 
the development hereby permitted, a full ‘Zone 3 Transport Assessment’ in accordance 
with a scope that shall have first been submitted to and approved in writing by the local 
planning authority in consultation with the Local Highway Authority, shall be submitted to 
and be approved by the Local Planning Authority.  Such Zone 3 Transport Assessment 
shall include but shall not be limited to: 

I. Trip rates calculated using data obtained from the Zone 1 and Zone 2 
Monitoring Report for the same uses as for Zone 1 , 2 and proposed trip 
rates for uses not including in Zone 1 and 2; 

II. Network modelling and traffic assignment based on distribution evidenced 
by the Zone 1 and Zone 2 Monitoring Report; 

III. Detailed junction and link capacity assessments informed by such modelling 
including assessment of Zone 1 and Zone 2 Mitigation Works; and Zone 1 
and Zone 2 Access Works; 

IV. Junction and network mitigation including walking, cycling and public 
transport enhancements and links to and from the site, the ‘Zone 3 Mitigation 
Works’; 

V. Site access or accesses details as may be proposed, the ‘Zone 3 Site 
Access(es) Works’; 

VI. Construction phase details and phasing of the Zone 3 Site Access, and Zone 
3 Mitigation Works; 

VII. Road Safety Audits for all Zone 3Mitigation Works; 
VIII. Road Safety Audits for the Zone 3 Site Access(es) Works. 

1.2 Prior to the commencement of any part of Zone 3, full engineering, drainage, lighting and 
constructional details of the Zone 3 Access(es) Works approved pursuant to Condition 21 
(1.1) shall be submitted to and be approved in writing by the Local Planning Authority in 
consultation with the Local Highway Authority. 

1.3 Prior to the commencement of any part of Zone 3 the means of access for Zone 3, if 
different to Zone 1 and Zone 2 or modified from Zone 1 and Zone 2 approved under 
Condition 21(1.1) shall be completed in accordance with details approved under Condition 
21(1.2). 
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1.4 Prior to the commencement of any development full engineering, drainage, lighting and 
constructional details of the Zone 3 Mitigation Works approved pursuant to Condition 
21(1.1) shall be submitted to and be approved in writing by the Local Planning Authority in 
consultation with the Local Highway Authority. 

1.5 Prior to the occupation of any part of Zone 3, the Zone 3 Mitigation Works approved under 
Condition 21(1.1) shall be completed in accordance with details approved under Condition 
21(1.2). 

Reason: Reason: In the interests of traffic safety and convenience in accordance with the 
sustainable development policies as set out in Policies 10 of the North 
Northamptonshire Joint Core Strategy 2016. 

22. POST ZONE 3 (a and b) OCCUPATION MONITORING AND SURVEY 

1.1 Subsequent to six continuous months of full occupation of Zone 1, Zone 2 and Zone 3 
of the development hereby permitted comprehensive traffic counts and surveys of 
junctions and links assessed under the Zone 1 and 2 Transport Assessment shall be 
undertaken in accordance with a scope and at times and for a duration that shall first 
be agreed in writing by the Local Planning Authority in consultation with the Local 
Highway Authority.  Such surveys shall include but not necessarily limited to video 
surveys, manual traffic counts and pneumatic loop counts.  The survey results shall be 
presented in a report in a format that shall first be agreed with the Local Planning 
Authority in consultation with the local highway authority, the ‘Zone 1, Zone 2 and Zone 
3 Monitoring Report’.  The report shall calculate and evidence trip rate generation and 
trip distribution from the development hereby permitted. 

1.2 Such surveys, counts and reports shall be repeated at frequencies of no less than six 
months in accordance with the same scope and format as approved under Condition 
22(1.1) and submitted to the Local Planning Authority. 

1.3 No details associated with subsequent Zones of the development hereby permitted 
may be submitted unless or until the Zone 1, Zone 2 and Zone 3 Monitoring Report 
has been approved by the Local Planning Authority. 

Reason: In the interests of traffic safety and convenience in accordance with the sustainable 
development policies as set out in Policies 10 of the North Northamptonshire Joint 
Core Strategy 2016. 

23. SUBMISSION OF ZONE 4 TRANSPORT ASSESSMENT 

1.1 Prior to the submission of details for any development in addition to Zone 1, Zone 2 
and Zone 3 of the development hereby permitted, a full ‘Zone 4 Transport 
Assessment’ in accordance with a scope that shall have first been submitted to and 
approved in writing by the local planning authority in consultation with the Local 
Highway Authority, shall be submitted to and be approved by the Local Planning 
Authority.  Such Zone 4 Transport Assessment shall include but shall not be limited 
to: 

I. Trip rates calculated using data obtained from the Zone 1, Zone 2 and Zone 3 
Monitoring Report for the same uses as for Zone 1, Zone 2 and Zone 3 
proposed trip rates for uses not including in Zone 1, Zone 2 and Zone 3; 

II. Network modelling and traffic assignment based on distribution evidenced by 
the Zone 1, Zone 2 and Zone 3 Monitoring Report; 

III. Detailed junction and link capacity assessments informed by such modelling 
including assessment of Zone 1, Zone 2 and Zone 3 Mitigation Works; and 
Zone 1, Zone 2 and Zone 3 Access Works; 

IV.Junction and network mitigation including walking, cycling and public transport 
enhancements and links to and from the site, the ‘Zone 4 Mitigation Works’; 

V. Site access or accesses details as may be proposed, the ‘Zone 4 Site 
Access(es) Works’; 

VI.Construction phase details and phasing of the Zone 4 Site Access, and Zone 
4 Mitigation Works; 
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VII. Road Safety Audits for all Zone 4 Mitigation Works; 
VIII. Road Safety Audits for the Zone 4 Site Access(es) Works. 

1.2 Prior to the commencement of any part of Zone 4, full engineering, drainage, lighting 
and constructional details of the Zone 3 Access(es) Works approved pursuant to 
Condition 23 (1.1) shall be submitted to and be approved in writing by the Local 
Planning Authority in consultation with the Local Highway Authority. 

1.3 Prior to the commencement of any part of Zone 4 the means of access for Zone 4, 
if different to Zone 1, Zone 2 and Zone 3 or modified from Zone 1, Zone 2 and Zone 
3 approved under Condition 23(1.1) shall be completed in accordance with details 
approved under Condition 23(1.2). 

1.4 Prior to the commencement of any development full engineering, drainage, lighting 
and constructional details of the Zone 4 Mitigation Works approved pursuant to 
Condition 23(1.1) shall be submitted to and be approved in writing by the Local 
Planning Authority in consultation with the Local Highway Authority. 

 
1.5 Prior to the occupation of any part of Zone 4, the Zone 4 Mitigation Works approved 

under Condition 23(1.1) shall be completed in accordance with details approved 
under Condition 23(1.2). 

Reason: In the interests of traffic safety and convenience in accordance with the sustainable 
development policies as set out in Policies 10 of the North Northamptonshire Joint 
Core Strategy 2016. 

24. POST ZONE 4 OCCUPATION MONITORING AND SURVEY 

1.1 Subsequent to six continuous months of full occupation of Zone 1, Zone 2, Zone 3 and 
Zone 4 of the development hereby permitted comprehensive traffic counts and surveys 
of junctions and links assessed under the Zone 1 and 2 Transport Assessment shall 
be undertaken in accordance with a scope and at times and for a duration that shall 
first be agreed in writing by the Local Planning Authority in consultation with the Local 
Highway Authority.  Such surveys shall include but not necessarily limited to video 
surveys, manual traffic counts and pneumatic loop counts.  The survey results shall be 
presented in a report in a format that shall first be agreed with the Local Planning 
Authority in consultation with the local highway authority, the ‘Zone 1, Zone 2 and Zone 
3 Monitoring Report’.  The report shall calculate and evidence trip rate generation and 
trip distribution from the development hereby permitted. 

1.2 Such surveys, counts and reports shall be repeated at frequencies of no less than six 
months in accordance with the same scope and format as approved under Condition 
22(1.1) and submitted to the Local Planning Authority. 

1.3 No details associated with subsequent Zones of the development hereby permitted 
may be submitted unless or until the Zone 1, Zone 2 and Zone 3 Monitoring Report 
has been approved by the Local Planning Authority. 

Reason: In the interests of traffic safety and convenience in accordance with the sustainable 
development policies as set out in Policies 10 of the North Northamptonshire Joint 
Core Strategy 2016. 

25. No building or use hereby permitted shall be occupied or the use commenced until a Travel 
Plan comprising immediate, continuing and long-term measures to promote and encourage 
alternatives to single-occupancy car use has been prepared, submitted to and been approved 
in writing by the Local Planning Authority. The Travel Plan must include the following technical 
details: 

- Public transport/walk cycle strategy 
- Junction capacity work and mitigation or monitoring and management of the following 

junctions: 

 The realigned Stamford Road priority junction   

 A43/A6116/A4300/Long Croft Rd junction (800 two-way flow at A43 arm).  
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 A427/A6086 junction (100 two-way flow at A6086 South arm).  

 A427/A43/Corby Rd junction (40 two-way flow at A43 South arm).  

 A43/A6003 junction (400 two-way flow at A43 North arm).  

 Crucible Road priority junction  

 Gainsborough Road priority junction  

 A43/A6116/ Long Croft Rd junction   

 A427/A6086 junction  

 A427/A43/Corby Rd junction  

 A43/A6003 junction  

 A14 junction 12 with A6116   

 A43/ Prologis Park / Weekley Wood Avenue  

 A43/ Rockingham Road/ A6183   

 A14 Junction 7  

 A43/A6116 Arnsley Roa 

The approved Travel Plan shall then be implemented, monitored and reviewed in accordance 
with the agreed travel Plan Targets to the satisfaction of the council. 

Reason: to ensure access arrangements to the development are sufficient and adequate in 
accordance with Policies 8 and 15 of the North Northamptonshire Joint Core 
Strategy. 

26. Prior to the commencement of any phase of the development, a Construction Traffic 
Management Plan for that phase or sub-phase shall be submitted to and approved in writing 
by the Local Planning Authority. The Plan shall provide for: 

i. Detailed work programme/timetable. 
ii.  Site HGV delivery/removal hours to be limited to between 10:00-16:00 unless otherwise 

approved as part of the CTMP. 
iii.  Detailed routeing for demolition, excavation, construction and abnormal loads. 
iv. Supply of pre-journey information on routing and site restrictions to contractors, 

deliveries and visitors. 
v. Detailed plan showing the location of on-site stores and facilities including the site 

compound, contractor & visitor parking and turning as well as un/loading point, turning 
and queuing for HGVs. 

vi. Breakdown of number, type, size and weight of vehicles over demolition & construction 
period. 

vii. Details of debris management including location of wheel wash, programme to control 
debris spill/tracking onto the highway to also include sheeting/sealing of vehicles and 
dust management. 

viii. Details of public impact and protection to include road, footway, cycleway and PRoW. 

Details of TROs and road/footway/cycleway/PRoW closures and re-routeing as well as 
signage, barriers and remediation. 

ix. Public liaison position, name, contact details and details of public consultation/liaison. 
x. Route details as required covering culverts, waterways, passing places, tracking of 

bends/junctions and visibility splays. 
xi. Pre and post works inspection of the highway between points A and B as requested to 

identify remediation works to be carried out by the developer. Inspections are to be 
carried out in the presence of a member of the Highway Authorities Inspection team. To 
also include the removal of TROs, temporary signage, barriers and diversions. 

xii. Details of temporary construction accesses and their remediation post project. 
xiii. Provision for emergency vehicles. 

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. 
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Reason: In the interests of safe operation of the highway in the lead into development both 
during the demolition and construction phase of the development in accordance with 
Policies 8 and 15 of the North Northamptonshire Joint Core Strategy 2016. 

27. Prior to the commencement of works affecting any existing Public Right of Way full details of 
any enhancement, improvement, diversion or closure shall be submitted to and gain the 
approval of the local planning authority. 

Reason: To ensure the development has a suitable relationship with the highway network in 
accordance with Policies 8 and 15 of the North Northamptonshire Joint Core Strategy. 

28. Prior to the commencement of development within the Main site and no later than in 
conjunction with the submission of first details of the works to discourage routing through 
Weldon shall be submitted to and approved in writing by the Local Planning Authority.  The 
works shall be completed in accordance with the approved details prior to occupation of the 
final unit within that phase. 

Reason: to ensure access arrangements to the development are sufficient and adequate. 

MATERIALS MANAGEMENT PLAN 

29. Prior to the commencement of development within any phase or sub-phase, an earthworks 
and material management plan for that phase or sub-phase shall be submitted to and 
approved in writing by the Local Planning Authority. The approved measures shall be 
implemented as approved. 

Reason: Earthworks and the creation of development platforms will involve large material 
volumes and the LPA wish to be assured as satisfactory the details of the site 
preparation works that may impact on local amenity, hydrology and ecology is 
addressed. 

FLOOD RISK AND SURFACE WATER DRAINAGE 

30. No development with any phase or sub-phase, other than Site Remediation / Earthworks, shall 
take place until a surface water drainage scheme for that phase or sub-phase, based on 
sustainable drainage principles and an assessment of the hydrological and hydro-geological 
context of the development, has been submitted to and approved in writing by the Local 
Planning Authority. The drainage strategy should demonstrate the surface water run-off 
generated up to and including the 1% (1 in 100 chance of occurring in any year) critical storm 
will not exceed the run-off from the undeveloped site following the corresponding rainfall event. 

Reason: To reduce the risk of flooding both on and off site in accordance with the NPPF and 
Policy 5 of the Core Strategy for North Northamptonshire by ensuring the 
satisfactory means of surface water attenuation and discharge from the site. 

31. No infiltration of surface water drainage into the ground is permitted other than in accordance 
with details that have been approved in advance by the Local Planning Authority, and such 
details will have to demonstrate that there will be no resultant unacceptable risk to controlled 
waters. The development shall be carried out in accordance with the approved details and a 
timetable for implementation. 

Reason: To reduce the risk of flooding both on and off site in accordance with the NPPF and 
Policy 5 of the Core Strategy for North Northamptonshire by ensuring the 
satisfactory means of surface water attenuation and discharge from the site. 

FOUL DRAINAGE 

32. No building works which comprise the erection of a building required to be served by water 
services shall be undertaken in connection with any phase of the development hereby 
permitted until full details of a scheme including phasing, for the provision of mains foul 
sewage infrastructure on and off site has been submitted to and approved in writing by the 
Local Planning Authority. No building shall be occupied until the works have been carried out 
in accordance with the approved scheme.  

Reason: To prevent flooding, pollution and detriment to public amenity through provision of 
suitable water infrastructure 
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ENVIRONMENTAL CONTROLS 

33. No development shall take place until a site specific Construction Environmental Management 
Plan (CEMP) has been submitted to and been approved in writing by the Council. The plan 
must demonstrate the adoption and use of the best practicable means to reduce the effects of 
noise, vibration, dust and site lighting. The plan should include, but not be limited to:  

a) Procedures for maintaining good public relations including complaint management, 
public consultation and liaison; 

b) Arrangements for liaison with the Council’s Pollution Control Team; 
c) All works and ancillary operations which are audible at the site boundary, or at such 

other place as may be agreed with the Local Planning Authority, shall be carried 
out only between the following hours:  

08 00 Hours and 18 00 Hours on Mondays to Fridays and 08 00 and 13 00 Hours on Saturdays 
and; at no time on Sundays and Bank Holidays.  

d) Deliveries to and removal of plant, equipment, machinery and waste from the site 
must only take place within the permitted hours detailed above; 

e) Mitigation measures as defined in BS 5528: Parts 1 and 2 : 2009 Noise and 
Vibration Control on Construction and Open Sites shall be used to minimise noise 
disturbance from construction works; 

f) Procedures for emergency deviation of the agreed working hours.  
g) CBC encourages all contractors to be ‘Considerate Contractors’ when working in 

the borough by being aware of the needs of neighbours and the environment. 
h) Control measures for dust and other air-borne pollutants. This must also take into 

account the need to protect any local resident who may have a particular 
susceptibility to air-borne pollutants.  

i) Measures for controlling the use of site lighting whether required for safe working 
or for security purposes.  

The approved CEMP shall be adhered to and implemented throughout the construction period 
strictly in accordance with the approved details, unless otherwise agreed in writing by the local 
planning authority. 

Reason: In the interests of the amenities of surrounding occupiers during the construction of 
the development accordance with Policies 8 and 15 of the North Northamptonshire 
Joint Core Strategy. 

NOISE ASSESSMENT 

34. Each reserved matters application including within it built development, shall be 
accompanied by an assessment demonstrating compliance for all building services 
plant with the design targets established in Chapter 8 of the Environmental Statement. 
Details of any scheme of acoustic control should be included in each submission 
including measures for sound insulation against internally generated noise. The 
development shall be built in accordance with the approved scheme and any 
mitigation shall be installed prior to the commencement of use of the relevant building, 
retained thereafter and maintained in accordance with the agreed scheme. 

Reason: In the interests of residential and commercial amenity, highway safety and 
visual amenity in accordance with Policy 8 of the North Northamptonshire 
Core Spatial Strategy (2016), and to secure adherence to the mitigation 
principles expressed in Chapter 8 of the Environmental Statement. 

FIRE HYDRANT AND SPRINKLERS 

35. No development shall take place until a scheme and timetable detailing the provision of the 
fire hydrants, sprinkler systems and their associated infrastructure has been submitted to and 
approved in writing by the Local Planning Authority. The fire hydrants, sprinkler systems and 
associated infrastructure shall thereafter be provided in accordance with the approved scheme 
and timetable. 
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Reason: To ensure adequate water infrastructure provision is made on site for the local fire 
service to tackle any property fire. 

Informative: With reference to Condition above, the developer will be expected to meet the full 
costs of supplying and installing the fire hydrant, sprinkler system and associated 
infrastructure. 

BOUNDARY TREATMENT 

36. No building construction in any phase or sub-phase shall take place until there has been 
submitted to and approved in writing by the Local Planning Authority a plan indicating the 
position, design, materials and type of boundary treatment and fencing to be erected in that 
phase or sub phase. The approved scheme shall be implemented and retained as such. 

Reason: To secure an adequate appearance consistent with Policy 8 of the North 
Northamptonshire Core Spatial Strategy. 

LIGHTING FOR CONSTRUCTION 

37. Prior to the commencement of development in any phase or sub-phase, a construction lighting  
strategy  for that phase or sub-phase shall be submitted to and approved in writing by the 
Local Planning Authority. The development shall be implemented in accordance with the 
approved strategy. 

Reason: To ensure compliance with the principles expressed in the Environmental statement 
in the interest of public amenity and ecology. 

LIGHTING FOR COMPLETED DEVELOPMENT 

38. Each reserved matters application which includes lighting shall be accompanied by a lighting 
strategy (including full specification) for the relevant phase or sub-phase. The development 
shall be implemented in accordance with the approved strategy. 

Reason: To ensure compliance with the terms of the application. 

SUSTAINABILITY AND ENERGY 

39. Each reserved matters application which includes within it built development, shall be 
accompanied by a Sustainability and Energy Statement which shall be submitted to and 
approved in writing by the Local Planning Authority. This sustainability statement shall be 
accompanied by a 'BREEAM' low and zero carbon assessment to recommend the most 
appropriate renewable energy technologies to be implemented within the building(s). The 
approved details shall then be implemented in accordance with the approved statement and 
retained as operational thereafter, unless otherwise agreed in writing by the Local Planning 
Authority. 

Reason: In accordance with the expectations of Policy 9 of the North Northamptonshire Core 
Spatial Strategy 2016 that aspire to BREEAM performance of at least 'very good' 
and require demand for energy to be met onsite and/or renewably and/or from a 
decentralised supply. 

40. Prior to the occupation of each building within a phase or sub-phase, the following 
information shall be provided to the Local Planning Authority in respect of that 
building, unless otherwise agreed in writing: a BREEAM post construction report to 
confirm that BREEAM very good (2011), (or the equivalent standard which replaces 
the British Research Establishment Environmental Assessment Method which is to be 
the assessment when the buildings concerned are to be assessed) that the carbon 
emissions from regulated energy will be at least 40% better than that required by Part 
L2a 2006, and that the recommended Low and Zero Carbon technologies have been 
installed. 

Reason: In accordance with the expectations of Policy 9 of the North Northamptonshire Core 
Spatial Strategy 2016 that aspire to BREEAM performance of at least 'very good' 
and require demand for energy to be met onsite and/or renewably and/or from a 
decentralised supply. 
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41. Within six months of completion of any building a copy of the Final BREEAM Certificate shall 
be provided to the Local Planning Authority to demonstrate that the scheme has been 
completed in accordance with the Sustainability Report and that the development has 
achieved the relevant BREEAM levels. 
 

Reason: In accordance with the expectations of Policy 9 of the North Northamptonshire Core 
Spatial Strategy 2008 that aspire to BREEAM performance of at least 'very good'. 

REGULATORY CONDITIONS/ CONTROL ON BUILDING FORM AND USE 

RETENTION OF PARKING 

42. All spaces for vehicles, bus, taxi, cycle parking, lorry waiting areas, footpaths and cycle paths 
shall be retained for their designated use. 

Reason: To ensure compliance with the terms of the application.  

TOTAL FLOORSPACE MAXIMA 

43. The total floor space shall not exceed 404,100m2 including mezzanine floors.  

Reason: To ensure that the level of visual and highways impact is comparable to that which 
has been assessed, and to reflect the terms of the application with restricted main 
use office space. 

BUILDING HEIGHTS 

44. Finished floor levels shall not exceed the following: 

Zone 1   103.0m AOD, 

Zone 2a 103.0m AOD 

Zone 2b 103.0m AOD 

Zone 3a  99.50m AOD 

Zone 3b  99.5m AOD and 

Zone 4     94.0 AOD 

No building shall exceed 36m in height above finished floor levels. 

Reason: In the interest of the visual quality of the area and to ensure consistency with the 
visual assessment of the development. 

OFFICE B1 FLOORSPACE 

45.     The total combined office floor space (Use class B1) shall not exceed 10,061m2 

Note: This restraint does not apply to offices that are ancillary to the B2 or B8 use of the 
buildings to which they are related. 

Reason: To ensure the development is consistent with planning policies to direct main use 
offices to town centres. 

B2 FLOORSPACE MAXIMA 

46.    The total combined industrial floor space (Use class B2) shall not exceed 97,252m2 

Note: This restraint does not apply to B2 industrial activities that are ancillary to the principal 
BS use of the buildings to which they are related. 

Reason: To preserve the site for predominant distribution uses, and to ensure consistency 
with the highway impact statement. 

PERMITTED DEVELOPMENT RIGHTS 

47.  Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) Order 2015 (or any Order revising, revoking and re-enacting that Order with or 
without modification) or provisions of the Use Classes Order (England) 1987 (as amended), 
no other uses other than those hereby approved (B1, B2 and B8) shall be carried out at the 
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application premises. No extensions, new buildings or structures or additional hard surfaced 
areas shall be constructed or erected without further planning permission. 

 

Reason:  In the interest of amenities and retaining employment floor space in accordance 
with Policy 22 of the North Northamptonshire Joint Core Strategy 2016. 

Informatives: 

In dealing with the application the Council has implemented the requirement in the National 
Planning Policy Framework 2019 to work with the applicant in a positive and proactive way. 
We have made available detailed advice in the form of our statutory policies from the 'Saved' 
Local Plan Policies 1997, Joint Core Strategy Adopted July 2016, Supplementary Planning 
Documents, Planning Briefs and other informal written guidance, as well as offering a full pre-
application advice service, in order to ensure that the applicant has been given every 
opportunity to submit an application which is likely to be considered favourably. 

Environmental Agency: 

Groundwater and Contaminated Land  

The Preliminary Risk Assessment and subsequent site investigation report (as referenced in 
Chapter 10 of the Environmental Statement) should be submitted in support of this planning 
application to demonstrate that the risks to controlled waters are understood.  

We recommend that developers should:  

1. Follow the risk management framework provided in CLR11, Model Procedures for the 
Management of Land Contamination, when dealing with land affected by contamination.  

2. Refer to the Environment Agency Guiding principles for land contamination for the type of 
information that we required in order to assess risks to controlled waters from the site. The 
Local Authority can advise on risk to other receptors, such as human health.  

3. Consider using the National Quality Mark Scheme for Land Contamination Management 
which involves the use of competent persons to ensure that land contamination risks are 
appropriately managed.  

4. Refer to the contaminated land pages on GOV.UK for more information.  

Water Framework Directive  

There are 2 Water Framework Directive (WFD) water bodies within the proposed development 
area, Harpers Brook and Willow Brook. Both of these are currently at Moderate status. It is 
important that the construction and operation of this site does not cause this to deteriorate. In 
amongst the talks of mitigation for this project, there are no details on this topic. It would be 
good to see how the mitigation measures outlined here would ensure no deterioration would 
take place. This could be contained within the Construction Environmental Management Plan 
via applying standard construction practices, but a separate plan detailing mitigation, 
enhancements and contributions to the blue and green infrastructure should be produced for 
clarity.  

Chapter 11 Hydrology and drainage, Page 12 11.7.9 to 11.7.12 - Mitigation and Enhancement, 
mentions how the mitigation measures, identified throughout the report, reduce the risk during 
construction, but there is no mention on any enhancements. There is very little consideration 
given to blue and green infrastructure and biodiversity as a whole. It would be good to see a 
dedicated section/report explaining how enhancements would be carried out for this site. For 
example, the 17 attenuation ponds provide an opportunity to enhance biodiversity, water 
quality and wellbeing for the site users.  

Detail on how the proposed drainage ponds could also function as a diverse aquatic habitat 
should be included. This should involve careful SuDS design rather than ponds being purely 
designed for the balancing function. The development proposal should demonstrate how 
biodiversity gain would be achieved in the context of the land around the site. For instance, 
how the existing site green infrastructure and the new ponds can be linked with neighbouring 
sites to create Green and Blue infrastructure corridors. There is a lot of development 
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happening in and around Corby so a unified approach to enhancing the environment should 
be in mind. 

Good water quality is linked to healthy, well-functioning ecosystems. A failure to step up river 
restoration and enhancements -applying 20th century ‘business as usual’ for new 
development- risks to cancel out upgrades in wastewater treatment and compromise the 
achievement of Good Ecological Status. River restoration and net gain in Blue Infrastructure 
should complement improvements in wastewater treatment. This is another example on how 
supplying details on biodiversity net gain can help avoid this way of thinking. Point and diffuse 
pollution from a variety of sources such water recycling centres, industrial effluent, agricultural 
run-off and chemical spills, can all have adverse effects on the ecology and quality of a 
waterbody. This in turn can have negative impacts in the wider environment.  

The water environment impacts significantly on the wider ecology and should be looked at in 
detail when creating plans. It would be highly beneficial when creating strategies to protect 
and enhance biodiversity, to give some instruction and guidance about finding opportunities 
to protect, enhance and maintain water quality, which would in turn contribute greatly to 
protecting, preserving, enhancing and maintaining biodiversity. It is important to remember 
that SUDS should have a focus not just for sustainable industrial design, but also for designing 
blue and green infrastructure and controlling flood risk. When opportunities are sought out and 
correctly implemented, wildlife, waterbodies and flora can thrive even in small areas within an 
industrial setting.  

Outside of the ecological benefits of having strong green and blue corridors throughout the 
site, the value and wellbeing to the occupants should not be underestimated when designing 
a large site like this. Making more of a feature of the ponds described, for example, having 
plants which provide habitats for pollinators onsite and around the area, could really bolster 
biodiversity in the area. 

Landfill Site  

The proposed development is located on or within 250m of a landfill site that is potentially 
producing landfill gas.  

Landfill gas consists of methane and carbon dioxide. It is produced as the waste in the landfill 
site degrades. Methane can present a risk of fire and explosion. Carbon dioxide can present 
a risk of asphyxiation or suffocation. The trace constituents of landfill gas can be toxic and can 
give rise to long and short term health risks as well as odour nuisance.  

The risks associated with landfill gas will depend on the controls in place to prevent 
uncontrolled release of landfill gas from the landfill site. Older landfill sites may have poorer 
controls in place and the level of risk may be higher or uncertain due to a lack of historical 
records of waste inputs or control measures.  

Under the conditions of the Environmental Permit for the landfill, the operator is required to 
monitor for sub-surface migration of landfill gas from the site. An examination of our records 
of this monitoring show that there is no previous evidence of landfill gas migration from the 
site that could affect the proposed development. This environmental monitoring data from the 
site is available on our public register. 

Waste Management  

The Environmental Protection (Duty of Care) Regulations 1991 for dealing with waste 
materials are applicable to any off-site movements of wastes.  

The Code of Practice applies to you if you produce, carry, keep, dispose of, treat, import or 
have control of waste in England or Wales.  

The law requires anyone dealing with waste to keep it safe and make sure it’s dealt with 
responsibly and only given to businesses authorised to take it. The code of practice can be 
found here: 
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/506917/waste
-duty-care-code-practice-2016.pdf  

If you need to register as a carrier of waste, please follow the instructions here: 

https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/506917/waste-duty-care-code-practice-2016.pdf
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/506917/waste-duty-care-code-practice-2016.pdf
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https://www.gov.uk/register-as-a-waste-carrier-broker-or-dealer-wales  

The developer must apply the waste hierarchy as a priority order of prevention, re-use, 
recycling before considering other recovery or disposal options. Government guidance on the 
waste hierarchy in England can be found here: 
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/69403/pb1353
0-waste-hierarchy-guidance.pdf 

Site Waste Management Plans (SWMP) are no longer a legal requirement, however, in terms 
of meeting the objectives of the waste hierarchy and your duty of care, they are a useful tool 
and considered to be best practice.  

If you require any local advice or guidance please contact your local Environment Agency 
office: Nene House, Pytchley Lodge Road, Kettering, NN15 6JQ. 

Anglian Water: 

Next steps 

Desktop analysis has suggested that the proposed development will lead to an unacceptable 
risk of flooding downstream. We therefore highly recommend that you engage with Anglian 
Water at your earliest convenience to develop in consultation with us a feasible drainage 
strategy. 

If you have not done so already, we recommend that you submit a Pre-planning enquiry with 
our Pre-Development team. This can be completed online at our website 
http://www.anglianwater.co.uk/developers/pre-development.aspx 

Once submitted, we will work with you in developing a feasible mitigation solution. 

If a foul or surface water condition is applied by the Local Planning Authority to the Decision 
Notice, we will require a copy of the following information prior to recommending discharging 
the condition: 

Foul water: 

 Feasible drainage strategy agreed with Anglian Water detailing the discharge solution 

including: 

 Development size 

 Proposed discharge rate (Should you require a pumped connection, please note that 

our minimum pumped discharge rate is 3.8l/s) 

 Connecting manhole discharge location (No connections can be made into a public 

rising main) 

 Notification of intention to connect to the public sewer under S106 of the Water Industry 

Act (More information can be found on our website) 

 Feasible mitigation strategy in agreement with Anglian Water (if required) 

Surface water: 

 Feasible drainage strategy agreed with Anglian Water detailing the discharge solution, 

including: 

 Development hectare size 

 Proposed discharge rate (Our minimum discharge rate is 5l/s. The applicant can verify 

the site’s existing 1 in 1 year greenfield run off rate on the following HR Wallingford 

website -http://www.uksuds.com/drainage-calculation-tools/greenfield-runoff-rate-

estimation.  

 For Brownfield sites being demolished, the site should be treated as Greenfield. Where 

this is not practical Anglian Water would assess the roof area of the former 

development site and subject to capacity, permit the 1 in 1 year calculated rate) 

 Connecting manhole discharge location 

 Sufficient evidence to prove that all surface water disposal routes have been explored 
as detailed in the surface water hierarchy, stipulated in Building Regulations Part H 
(Our Surface Water Policy can be found on our website) 

https://www.gov.uk/register-as-a-waste-carrier-broker-or-dealer-wales
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/69403/pb13530-waste-hierarchy-guidance.pdf
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/69403/pb13530-waste-hierarchy-guidance.pdf
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Flood Authority: 

Rainfall data  

Section 4.3.2. of the SUDS Manual (CIRIA C697) refers to Development Runoff. Within this 
Section, it is acknowledged that additional datasets have been added to Flood Estimation 
Handbook (FEH) and rainfall depths obtained using FEH show significant differences from 
those obtained from Flood Studies Report (FSR) in some parts of the country. Within 
Northamptonshire, rainfall depths are often greater using more up to date FEH datasets than 
those using FSR, therefore for various storm events, greater run-off is produced and additional 
attenuation is likely to be required.  

FEH rainfall data is more up to date than FSR (England and Wales) therefore calculations 
should use this FEH data to determine the volume of surface water attenuation required on 
site. We recognise there are uncertainties associated with the use of any datasets. In 
particular, FSR rainfall data should be used where the critical storm duration is less than 60 
minutes, as FEH data is less robust for short duration storms. FEH rainfall data can be used 
to determine the volume of storage required if the critical storm duration is greater than 30 
minutes.  

If FEH rainfall data is not used as described above, then sensitivity testing to assess the 
implications of FEH rainfall must be provided. This should demonstrate that the development 
proposals remain safe and do not increase flood risk to third parties. 

Highways Authority: 

LHA Standards require that; 

SUDS 

 No SUDS within the public highway 

 Any SUDS with infiltration of water (including soakaways) are to be located a minimum 
of 5m from the public highway 

 Any private storage of water is to be a minimum of 2m from the public highway and 
potentially further dependant on depth (storage of adopted drainage allowable under the 
highway (not kerb lines etc.) such as oversized pipes and large concrete box culverts). 

 Where highway water enters a private system discharge rights are to be secured and a 
way-leave will be required to the outfall 

Public Transport 

New stops shall conform to the County Councils standards for bus stop infrastructure. as per 
the Northamptonshire Bus Strategy 2018 i.e. this shall include: 

 A safe, paved waiting and alighting area incorporating a raised boarder of at least 4m 
to 

 facilitate disabled and pushchair step-free access to the bus 

 A paved connection no less than 1.8m wide to an existing footway, or failing that to a 
dropped kerb crossing to a footway on the opposite carriageway 

 A “Trueform” Post and flag, with integral banner timetable case 

 Where appropriate and feasible, a shelter, of typical roof dimensions no less than 2m x 
4m. 

Public Rights of Way 

The application site is affected by a Public Right of Way – GZ12 footway. 

A. Please ensure that the applicant is made fully aware of their responsibilities in respect of Public 

Footpath/Bridleway/Byway NoGZ12 and any proposed new PRoW which run along /abut 
/cross /or are adjacent to the proposed development site as follows: 

With respect to construction works to be carried out in close proximity to and using Public 
Rights of Way as access, please note the following standard requirements:- 
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i. The routes must be kept clear, unobstructed, safe for users, and no structures or 
material placed on the right of way at all times, it is an offence to obstruct the highway 
under Section 137 HA 1980. 

ii. There must be no interference or damage to the surface of the right of way as a 
result of the construction. Any damage to the surface of the path must be made good 
by the applicant, specifications for any repair or surfacing work must be approved by 
the Area Rights of Way Officer, (as per Section 131 HA1980). 

iii. If as a result of the development, i.e. the safety of the public cannot be guaranteed, 
the Right of Way needs to be closed, and a Temporary Traffic Regulation Order would 
become necessary. An Application form for such an order is available from 
Northamptonshire County Council website, a fee is payable for this service and a 
period of six weeks’ notice period is required. Please contact the highway authority at: 
defmap@kierwsp.co.uk  

www.northamptonshire.gov.uk/en/councilservices/transport/row/legal/pages/temptros
.aspx 

iv. Any new path furniture such as a gate can only be authorised if needed for the 
ingress or egress of livestock (Section 147 Highways Act 1980) and needs to be 
approved in advance with the Area Rights of Way Officer, standard examples can be 
provided. 

v. Please do not rely on the position of features on site for an accurate position of the 
public rights of way. This must be taken only from the Current Definitive Map and 
Statement  

Diversion Orders; defmap@kierwsp.co.uk 

B. Notes:  

i. No works affecting any existing public right of way may commence without the 
express written permission of the local highway authority’s Rights of Way or Definitive 
Map Teams. 

ii. The developer is reminded to apply to the local planning authority for any proposed 
permanent diversion of a right of way under Section 257 of the Town and Country 
Planning act 1990 required to facilitate the development of N/2019/0393. The 
alternative route for such a diversion must be agreed with the local highway authority’s 
Area Rights of Way Officer and be available for public use prior to the closure of any 
existing route. 

C. Northamptonshire County Council is available and preferably required for the involvement, 
guidance and consultation at all stages of the diversion orders as necessary. 

This response is without prejudice to any Public Right of Way which may exist across the site 
but whose presence is not recorded on the County Council’s Definitive Map and Statement 
(2016). Note Section 257 of TCPA 1990 only applies to PROW as follows; FP’s BW’s and 
Restricted Byways. LPA’s cannot divert or stop up BOATS; this can only be done at a 
magistrate’s court. 

5. Close of Meeting 

The meeting closed at 20:43pm. 
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