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Development Control Committee  
 

           11 April  2017

17/00020/DPA 80 new residential dwellings, new access roads and footways, 
associated parking, hard and soft landscaping. Emergency link to 
southern boundary. School link to western boundary. Footpath 
link to Chesil Walk on northern boundary At Former Beanfield 
Secondary School, Farmstead Road, Corby, Northamptonshire 

Background 

1. The application site is a 2.31 hectares site located off Glastonbury Road. The site formerly 
contained the Beanfield Secondary School which was demolished in 2002 and has been 
vacant since.  

2. The former Beanfield School site is located off Glastonbury Road to the north of the Beanfield 
Primary School and Maplefield School and to the east of the A6003. The site is surrounded to 
the north and east by housing estates.  

3. Outline planning permission was granted in 2013 for up to 96 dwellings with associated 
access, open space, play area and landscaping (13/00242/OUT). The principle of residential 
use for the site has therefore been established on the site.  

4. The above outline application was for a larger site area (3.83 hectares) which included land to 
the west which has now been granted planning permission for the construction of new Special 
Education Needs All-Through School to accommodate 100 pupils of age range 4-18 
(16/00501/DPA). 

 Proposal 

5. This is a detailed application for the erection of 80 no. dwellings, provision of open space and 
works. Access into the site would be via an existing access point which served the school 
site in the north eastern corner of the site. Additional works will be required to the access to 
create pedestrian footpaths.   

6. The proposal is for 80 no. dwellings of which 54 no. are for private sale with the remaining 26 
no. for affordable housing which represents a total of 32.5% provision. The site is 2.31 
hectares in area. The proposal represents a density of 35 dwellings per hectare. 

7. The proposed development is for one and two storey dwellings in height and the mix of 
dwellings comprise of 34 no. 2 bed units, 40 no. 3 bed unit and 6 no. 4 bed units. The 
proposed development will comprise of detached, semi-detached and terrace dwellings.  

 Site History 

8. A brief history of the site comprises the following applications: 

 05/00016/OUT - Residential development, provision of sports complex and associated 
access – Not determined 

 13/00242/OUT - Outline application for up to 96 dwellings with associated access, open 
space, play area and landscaping  - Application Permitted 20th June 2014 

 16/00501/DPA - construction of new Special Education Needs All-Through School to 
accommodate 100 pupils of age range 4-18 – Application Permitted 10th March 2017 

 Policy 

9. Section 38(6) of the Planning and Compulsory Purchase Act 2004, still requires all 
applications for planning permission to be determined in accordance with the Development 
Plan, unless material considerations indicate otherwise.  
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10. The National Planning Policy Framework (NPPF) was adopted by Government in 2012 and 
sets out the planning policies for England and how they are expected to be applied. The 
NPPF is a material consideration in planning decisions.  

11. Paragraphs 214 and 215 of the NPPF make clear that where a local authority does not 
possess a development plan adopted since 2004, due weight may only be given to relevant 
policies in existing plans according to their degree of conformity with the NPPF. Moreover, 
the government has also released further guidance in the form of National Planning Practice 
Guidance (NPPG) which has been taken into consideration.  

12. At the heart of national planning policy is the presumption in favour of sustainable 
development which is seen as a golden thread running through both plan-making and 
decision-taking.  Development must fulfil 3 roles, namely an economic, social and 
environmental role in order to be sustainable.  

13. In July 2016 the North Northamptonshire Joint Core Strategy (JCS) was adopted and this 
document sets out the overall spatial strategy for North Northamptonshire for the period 
2011-2031 and provides the basis for considering any future growth, and a continuing focus 
on the growth of towns as the focus for infrastructure investment and higher order facilities to 
support major employment, housing, retail and leisure development. 

14. Due regard has been had to the implications of both the NPPF, NPPG and JCS during the 
assessment of this planning application.   

15. The Corby Borough Local Plan was adopted in 1997 and certain policies have been saved 
as they are in general conformity with the polices of the NPPF. 

 National Planning Policy Framework (NPPF) and National Planning Practice Guidance 
(NPPG) 

16. The National Planning Policy Framework (NPPF) and National Planning Practice Guidance 
(NPPG) identifies a set of core land use planning principles which now underpin both plan-
making and decision making.  These 12 principles include that planning should proactively 
drive and support sustainable economic development to deliver the homes, business and 
industrial units, infrastructure and thriving local places that the country needs, securing a 
good standard of amenity for all existing and future occupants of land and buildings. 
Achieving these three roles is imperative for any scheme to be considered acceptable.   

17. Policy 4 requires transport policies to facilitate sustainable development by contributing to 
wider sustainability and health objectives.  

18. Policy 6 seeks to boost significantly the supply of housing.  Local Authorities are required to 
ensure that their Local Plan meets the full, objectively assessed needs for market and 
affordable housing in the housing market area.  In addition, identify and update annually a 
supply of specific deliverable sites to provide five years’ worth of housing against the Local 
Authority housing requirements with an additional buffer of 5% to ensure choice and 
competition in the market for land.      

19. Policy 7 attaches great importance to the design of the built environment. 

20. Policy 8 seeks to facilitate and create healthy, inclusive communities by involving all sections 
of the community in the development of local plans and planning decisions in order to create 
a shared vision with communities of the residential environment and facilities they wish to 
see.  

21. Policy 10 requires that planning play a key role in helping shape places to secure reductions 
in greenhouse gas emissions, minimising vulnerability and providing resilience to the impact 
of climate change and support the delivery of renewable and low carbon energy and 
associated infrastructure. 

22. Policy 11 seeks to conserve and enhance the natural environment by protecting and 
enhancing valued landscapes, geological conservation interests and soils to prevent both 
new and existing development from contributing to or being put at unacceptable risk from 
being adversely affected by unacceptable levels of soil, air, water or noise pollution or land 
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instability. The remediation and mitigation of despoiled, degraded, derelict, contaminated and 
unstable land would also be required. 

North Northamptonshire Joint Core Strategy 2011-2031 

23. The North Northamptonshire Joint Core Strategy was adopted in July 2016 by the Joint 
Committee representing the Councils of Corby, East Northamptonshire, Kettering and 
Wellingborough and Northamptonshire County Council.  This is now the strategic plan for the 
period up to 2031.     

The following policies are relevant to the application under consideration: 

24. Policy 1 states that when considering development proposals the Local Planning Authority 
would take a positive approach that reflects the presumption in favour of sustainable 
development contained in the NPPF.  

25. Policy 3 requires that development shold be located and designed in a way that is sensitive 
to its landscape setting, retaining and, where possible, enhancing the distinctive qualities of 
the landscape character area which it would affect. 

26. Policy 4 requires that a net gain in biodiversity would be sought and features of geological 
interest will be protected and enhanced through protecting existing biodiversity and geo-
diversity assets; ecological networks and supporting, through developer contributions 
development design, the protection and recovery of priority habitats and species linked to 
national and local targets. 

27. Policy 5 requires that development should contribute towards reducing the risk of flooding 
and to the protection and improvement of the quality of the water environment.  

28. Policy 6 requires that where development is situated on a site with known or high likelihood 
of contamination, remediation strategies to manage this contamination will be required.  

29. Policy 7 requires that development should support and enhance community services and 
facilities. 

30. Policy 8 supports the North Northamptonshire place shaping principles and requires that 
development should create connected places; make safe and pleasant streets and spaces, 
and ensure places are adaptable, flexible and diverse as well as creating a distinctive local 
character. This would result in ensuring quality of life and safer and healthier communities. 

31. Policy 9 requires that development should incorporate measures to ensure high standards of 
resource and energy efficiency with reduction in carbon emissions. 

32. Policy 10 requires that development should be supported by the timely delivery of 
infrastructure, services and facilities necessary to meet the needs arising from the 
development and to support the development of North Northamptonshire.  

33. Policy 11 requires development to be distributed to strengthen the network of settlements to 
retain and maintain the special mixed urban/rural character of North Northamptonshire with 
its distinctive and separate settlements through the avoidance of coalescence. 

34. Policy 15 seeks to strengthen connectivity within and around settlements by managing 
development and investment.  

35. Policy 28 requires local planning authorities to maintain a rolling supply of deliverable sites to 
provide 5 years’ worth of housing. 

36. Policy 29 requires new housing to be accommodated in line with the Spatial Strategy with a 
strong focus at the Growth Towns as the most sustainable locations for development. The re-
use of suitable previously developed land and buildings within Growth Towns will be 
encouraged. 

37. Policy 30 seeks housing development to provide a mix of dwelling sizes and tenures to cater 
for current and forecast accommodation needs. 

38. In this instance, the relevant Local Plan policies possess a good degree of conformity with 
the requirements of both the NPPF and the NPPG. As such, considerable weight may still be 
given to Policies 1, 3, 4, 5, 6, 7, 8, 9, 10, 11, 15, 28, 29 and 30 of the North 



 

4 

177 

Northamptonshire Joint Core Strategy (JCS) which outlines a number of principles to be 
complied with to achieve sustainable development. These includes promoting good design, 
planning out crime, reducing flood risk and in the case of sustainable urban extensions, to be 
integrated with the existing communities but also giving residents a sense of place and local 
identity. 

Consultations 

The following technical consultees were invited to comment on the application and provided 
below are the comments received:  

39. County Archaeology – The potential for archaeological activity is low. Therefore no 
comments to make on the application. 

40. Environmental Services (Environmental Health) – No objection subject to conditions on 
contamination, noise and construction method statement. 

41. Northamptonshire County Council (Development Management) – Request contributions 
towards education, fire hydrants and broadband.  

42. Crime Prevention Design Advisor – Northamptonshire Police have no further comment with 
regards designing out crime and recommend that the development is approved. The scheme 
should thereafter be implemented in accordance with the Enclosure Details so approved on 
the submitted drawings A 722/07 Rev E. 

43. Environment Agency – No objection subject to a scheme including phasing, for the provision 
of mains foul sewage infrastructure on and off site. 

44. Local Lead Flood Authority – Provided the scheme is constructed according to the Flood 
Risk Assessment, the impacts of surface water drainage would have been adequately 
addressed.  

45. Northamptonshire County Council (Highway Authority) – No objection subject to conditions in 
regards to onsite and offsite highway works, construction traffic management plan and 
contributions towards maintenance of bus stops. 

46. Ramblers – Request various interconnectivity improvements. 

47. Culture and Leisure – No comments received. 

 Advertisement/Representations 

48. Site Notices were erected on lamp post outside the site on 6th February 2017. 

49. Public Notice – The application was advertised in the Evening Telegraph on 9th February 
2017.  

50. Neighbour Notification – 

 1, 2, 3, 6, 8, 10, 12, 14, 16, 18, 20, 22, 26, 30, 32, 34, 36, 38, 40 Chesil Walk 

 35, 37 Glastonbury Road 

 5, 8 Bridgewater Court 

 2, 4, 6, 8, 10, 12, 14, 16, 18, 20, 22, 24, 26, 28, 30 Lulworth Walk 

 98, 100, 102, 121, 123 Farmstead Road 

 Beanfield Junior and Infant School, Farmstead Road 

 Summary of representations 

51. No representations received in regards to the application. 

Report 

Principle of Development  

52. The starting point for decision making on all planning application is that they must be made in 
accordance with the adopted development plan unless material considerations indicate 
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otherwise.  The development plan for Corby comprises of the North Northamptonshire Joint 
Core Strategy and ‘Saved’ policies of the Corby Borough Local Plan. 

53. The NPPF forms the thrust of national planning objectives. The adoption of the Joint Core 
Strategy in July 2016 demonstrates compliance with the policy objectives of the NPPF in 
achieving sustainable development. 

54. With regard to the requirement to make effective use of land, this site comprises a 
combination of both brownfield and greenfield land which benefit from an extant planning 
permission approved under Ref: 13/00242/OUT and dated 20th June 2014. Para 112 of the 
NPPF supports the view that the development of previously developed land should be 
encouraged. 

55. Policy 1 of the JCS which advocates the ‘presumption in favour of sustainable development, 
requires that Local Planning Authorities take a pro-active approach towards housing 
development within the designated growth areas.   

56. Corby as a growth area is committed to providing housing and this scheme would contribute 
towards housing demand. This objective is reflected in Policy 1 of the JCS which advocates 
the ‘presumption in favour of sustainable development and requires that Local Planning 
Authorities take a pro-active approach towards housing development within the designated 
growth areas. Therefore the development of housing on this site is considered acceptable in 
principle. 

57. The proposal is in compliance with core planning principles of the NPPF now embedded 
within local policy, and the presumption in favour of sustainable development is applied.     

 Housing  

58. The NPPF emphasizes the requirement to provide a supply of housing that meets the needs 
of present and future generations; of a high quality and establishes a sense of place; 
optimising the site potential; responding to local character and history, as well as reflecting 
the local surroundings.   

59. Policies 28, 29 and 30 of the JCS are all in general conformity with the NPPF in terms of 
maintaining a rolling supply of deliverable sites to provide 5 years’ worth of housing, the 
distribution of new homes focused at the growth towns and providing a mix of dwelling sizes 
and tenures. 

60. The scheme proposes 80 residential units on a site of 2.31 hectares in size.  The Council 
currently has 6.24 years of deliverable land from 2016-2021 inclusive of a 5% buffer and 5.46 
years inclusive of a 20% buffer.  Given that Corby has been identified as a ‘growth area’ with 
a requirement to supply on average 460 dwellings per annum between the years 2011-31 the 
development would contribute towards maintaining a demonstrable 5 year land supply for the 
area. 

61. In terms of affordable housing, Policy 30 of the JCS requires that 30% affordable housing will 
be provided within growth towns. The proposal provides 26 affordable units which equates to 
32.5% provision which is above the policy requirement. The proposal will therefore support 
urban regeneration and the creation of sustainable mixed and inclusive communities. 

62. In regards to housing standards, Policy 30 of the JCS requires dwellings to meet the National 
Space Standards as a minimum in order to provide residents with adequate space for basic 
furnishings, storage and activities.  The submission does not meet National Space Standards 
in this instance and the developer has supported this with a viability appraisal. Policy 1 of the 
JCS, it states that “where a development is otherwise acceptable but an independent viability 
appraisal demonstrates that certain policy standards cannot be achieved, the Local Planning 
Authority will work with the applicant to consider alternative approaches to deliver the desired 
policy outcomes”. The National Space Standard issue is dealt with further on in the report to 
Committee under the S106 heading. 

63. The scheme would provide an acceptable range of accommodation types and tenures with 
the delivery of 32.5% affordable housing.  
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Design, Layout and Scale 

64. Overall the development would comprise detached, semi-detached and terraced housing and 
with a housing mix of 34 no. 2 bed units, 40 no. 3 bed unit and 6 no. 4 bed units. The 
proposed development proposes a density of 35 dwellings per hectare. The level of density 
is considered acceptable and would not be significantly out of keeping with the general 
character of the area.  

65. The proposed development utilises the existing vehicular access point to the north east 
corner of the site which runs along the eastern boundary and then runs through the middle of 
the side with a number of private drives branching off. 

66. The proposal involves a mixture of housing types and tenures one and two storeys in height, 
including 2, 3 and 4 bedroom detached, semi detached, terraced properties.  The design is 
for a fairly traditional architecture of brick/render and tile construction which is would conform 
which the character of the area. 

67. The applicant has submitted boundary fencing details as part of the application submission. 
The details are generally acceptable. The Crime Prevention Design Advisor has assessed 
the scheme and is of the opinion that that the boundary fencing proposed is acceptable.  

68. The development would complement the character of the area and not result in a discordant 
impact on the visual amenities of the area. The overall design, layout and scale is therefore 
considered acceptable. 

Landscaping 

69. Indicative landscape proposals have been submitted with the application which shows 
private garden areas, alongside each new dwelling, which will be appropriately landscaped. 
There are limited trees on the site and these will be removed to accommodate the scheme. A 
condition will be imposed for a detailed landscaping scheme to be submitted to ensure an 
acceptable level of planting is provided within the development. 

70. There is no provision of open space within the development however, there is a large open 
space directly opposite from the entrance of the site. The Culture and Leisure department 
were consulted on the application and do not object to the proposal. Therefore the existing 
provision of open space is considered acceptable in this instance.  

Residential Amenity 

71. The proposed residential areas of the development are considered to be sufficiently distant 
from existing housing in the area specifically in regards to Chesil Walk and Lulworth Walk so 
that residential amenity in terms of privacy, loss of light or visual intrusion would not be 
materially affected by the new development. 

72. In terms of the living environment created within the new development, the design and layout 
of all new housing are at adequate distances from each other not to result in significant 
adverse impact on residential amenity. The amenity space of the proposed houses is fairly 
limited however, is generally of the level expected in new housing developments.  

73. Overall it is considered that living environment to be acceptable for existing and future 
occupiers of the development. 

Parking and Traffic Implications 

74. The main road fronting the site is Glastonbury Road. It is proposed to provide access to the 
site directly off Glastonbury Road utilising the existing access point for the school. A 
transport assessment has been submitted in support of the application. 

75. The Highway Authority has assessed the scheme and do not object to the scheme subject to 
conditions in regards to onsite and offsite highway works, construction traffic management 
plan and contributions towards maintenance of bus stops. 

76. There is car parking provision of 2 spaces for two, three and four bedroom properties plus 
the addition of 7 visitor spaces which is considered sufficient parking provision for this 
location. 
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77. Given the nature of the development and that the development is located fairly near to shops 
and services within walking distance and has a frequent bus service very close to the site; 
parking provision is considered acceptable and in the best interests of realising the principles 
of sustainability in accordance with the NPPF.  

 Flooding  

78. Policy 5 of the Joint Core Strategy seeks to protect the water environment, by effectively 
using resources and flood risk management measures.  Therefore all new development 
should be designed from the outset to incorporate Sustainable Drainage Systems (SUDs) 
wherever practicable and this in turn would reduce flood risk, improve water quality and 
promote environmental benefits. 

79. The applicant has provided a Flood Risk Assessment and other drainage information which 
has been reviewed by Lead Local Flood Authority, Environment Agency and Anglian Water. 
The Lead Local Flood Authority have reviewed the submission and satisfied that subject to a 
condition requiring the development to be constructed in accordance with the flood risk 
assessment they have no objection. A condition has therefore been imposed to ensure this is 
undertaken.  

80. The Environment Agency and Anglian Water have also suggested conditions requiring 
further information in regards to foul and surface water. These are considered reasonable 
have been included in the list of conditions outlined below. 

81. Overall subject to the conditions outlined above the scheme is considered to be acceptable 
in regards to flooding.  

 Noise 

82. A Noise Assessment has been submitted with the application and has been reviewed by the 
Environmental Services department. They are satisfied with the information submitted 
subject to conditions requiring the development to be undertaken in accordance with the 
Noise Assessment and a condition limiting the hours of construction. Subject to these 
conditions the proposal will be acceptable in regards to its impact on noise. 

 Section 106 Obligations 

83. There have been legislative changes under the Community Infrastructure Levy (CIL) 
Regulations 2010 (as amended) which came into force on 6 April 2010. Regulation 122 
places into law for the first time the Government’s policy tests on the use of planning 
obligations. It is now unlawful for a planning obligation to be taken into account when 
determining a planning application for a development that is capable of being charged CIL if 
the obligation does not meet all of the following tests: 

 Necessary to make the development acceptable in planning terms 

 Directly related to the development, and 

 Fairly and reasonably related in scale and kind to the development 

84. The NPPF also states (paragraph 203) that obligations should only be used where it 
is not possible to address unacceptable impacts through a planning condition. 

85. In the context of this application the development is in a category to which Regulation 122 
applies.  

86. A viability assessment was submitted with the application and this showed that the scheme 
was unviable with all S106 contributions and the need to achieve National Space 
Standards. 

87. The viability assessment has been independently reviewed and this supports the applicant’s 
contention that the scheme is unviable (see Independent Viability Appraisal Summary by 
White Land Strategies Ltd in Appendix B).  Policy 1 of the JCS requires that the Local 
Planning Authorities work with applicants to consider alternative approaches to deliver the 
desired policy outcomes. In summary the viability appraisal concludes that: 
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 A 32% affordable housing scheme with the full S106 package, as advised by 
Northamptonshire County Council, is not viable. 

 The principle reason in this circumstance is primarily a result of the lower 
development density due to the bungalow provision at required by Corby Borough 
Council. 

 To maintain the return to the Developer, land value for a National Space Standards 
compliant scheme becomes negative at £200,000 S106 provision and is unviable. 

 If a National Space Standard scheme and additional S106 provision is adopted the 
scheme is wholly unviable. 

 The scheme currently can be considered viable with a £200,000 S106 package. 

88. As Members will be aware a report was presented and ratified by this Committee on 25th 
September 2012 on the subject of Deferred Developer Contributions (DDC), which looks at 
deferring some contributions, with future payments coming forward if land values rise over 
time.  Given the clear viability gap over this development the DDC approach is considered 
the most suitable option where it allows he scheme to proceed but on the basis that a 
portion of any additional future value in the site can be captured for further S106 
contributions. 

89. The agreed viability assessment shows that current maximum S106 contributions the 
development can afford is £200,000.  

90. Officers have spent some time with both internal and external consultees to agree relevant 
contributions which meet the CIL Regulations 122.  Out of that the following Heads of Terms 
have been agreed: 

 30% Affordable Housing; 

 Education (both primary and secondary); 

 Bus Shelters and Maintenance;  

91. With regard to the DDC procedure, the £200,000 under the above Head of Terms would then 
become the “initial contributions” with a ‘deferred contribution’ to meet the shortfall in 
education contribution to mitigate the development should land values rise sufficiently. 

 RECOMMENDATION: 

 It is recommended that planning permission is granted subject to the conditions outlined 
below and the satisfactory completion of a Section 106 Agreement on the basis of the Heads 
of Terms and Deferred Developer Contributions shown in the report and the following 
conditions: 

 Time Limit  

01) The development hereby permitted shall be commenced no later than three years from the 
date of this permission. 
 
Reason: To accord with Section 91 of the Town and Country Planning Act 1990 as 

amended. 

 Noise 

02) Development shall be carried out in accordance mitigation measures within the Noise Impact 
Assessment Revision (Ref: 37929/3001) by Peter Brett Associates dated 25th November 
2016 unless otherwise agreed in writing by the Local Planning Authority. 

Reason: To protect residential amenity in accordance with Policy 8 of the Northamptonshire 
Joint Core Strategy. 

03) Construction activities shall not take place except during the hours of 08:00 hours and 17:30 
hours Monday to Friday and 09:00 hours and 14:30 hours Saturday. There shall be no 
working on Sundays or Bank holidays on the site. Work includes deliveries or any activity on 
the site which could cause noise pollution to neighbouring premises. 
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Reason: To protect residential amenity in accordance with Policy 8 of the Northamptonshire 
Joint Core Strategy. 

 Foul Water Strategy 

13) 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.   

Reason: To prevent flooding, pollution and detriment to public amenity through provision of 
suitable water infrastructure in accordance with Policy 5 of the North 
Northamptonshire Joint Core Strategy. 

 Surface Water Strategy 

14) No drainage works shall commence until a surface water management strategy has been 
submitted and agreed in writing by the Local Planning Authority. No hard-standing areas to 
be constructed until the works have been carried out in accordance with the surface water 
strategy so approved unless otherwise agreed in writing by the Local Planning Authority.  

Reason: To prevent environmental and amenity problems arising from flooding in 
accordance with Policy 5 of the North Northamptonshire Joint Core Strategy by 
ensuring the satisfactory means of surface water attenuation and discharge from 
the site.  

15) Development shall be carried out in accordance with the Flood Risk Assessment (Ref: 
Revision B: March 2017 R-FRA-U8633PM-01-B) by JPP Consulting dated 22nd March 2017 
unless otherwise agreed in writing by the Local Planning Authority. 

Reason: In the interests of flood prevention and in accordance with Policy 5 of the North 
Northamptonshire Joint Core Strategy. 

Boundary Treatment 

16) The development shall be carried out in accordance with the Means of Enclosure Plan (Drg 
No. A 722 07 Rev E) received by Geoff Perry Associates Limited received by the Local 
Planning Authority on 22nd March 2017 unless otherwise agreed in writing by the Local 
Planning Authority. 

Reason: In the interests of amenity, crime prevention and to comply with Policy 8 of the 
North Northamptonshire Joint Core Strategy. 

Landscaping 

17) The site shall be landscaped and planted with trees and shrubs in accordance with a scheme 
to be submitted and agreed in writing by the Local Planning Authority. The scheme shall be 
implemented concurrently with the development, shall be completed no later than the first 
planting season following the substantial completion of the development. Any trees and 
shrubs removed, dying, being severely damaged or becoming seriously diseased within five 
years of planting shall be replaced by trees and shrubs of similar size and species to those 
originally required to be planted or other species as may be agreed. 

Reason: In the interests of visual amenity and to comply with Policy 8 of the North 
Northamptonshire Joint Core Strategy. 

Land Contamination 

18) The development shall be carried out in accordance with the Remediation Scheme (Ref: 
STK2440A-G01 Rev 0) by Soiltechnics dated March 2013 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 by the Local Planning Authority. 
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Reason: To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised in accordance with Policy 6 of the North 
Northamptonshire Joint Core Strategy. 

19) In the event that unexpected contamination is found at any time when carrying out the 
development hereby approved, it must be reported immediately to the Local Planning 
Authority. Development works at the site shall cease and an investigation and risk 
assessment undertaken to assess the nature and extent of the unexpected contamination. A 
written report of the findings shall be submitted to and approved by the Local Planning 
Authority, together with a scheme to remediate, if required prior to further development on 
site taking place. Only once written approval from the Local Planning Authority has been 
given shall development works recommence. 

Reason: To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised in accordance with Policy 6 of the North 
Northamptonshire Joint Core Strategy. 

Highway Requirements 

20) The site shall be laid out in accordance with the Planning Layout (Drg No. A 722 11 Rev P) 
by Geoff Perry Associates Limited unless otherwise agreed in writing by the Local Planning 
Authority. 

Reason: In the interests of safety and in accordance with Policy 8 of the North 
Northamptonshire Joint Core Strategy. 

22) Prior to commencement of development hereby permitted, details of the means of vehicular 
access to Glastonbury Road shall be submitted to and approved in writing by the Local 
Planning Authority. The approved details shall thereafter be installed and operational prior to 
first occupation of the dwellings and thereafter be maintained. 

Reason: In the interests of safety and in accordance with Policy 8 of the North 
Northamptonshire Joint Core Strategy. 

23) Prior to commencement of development hereby permitted, details of the means of vehicular 
access to Farmstead Road shall be submitted to and approved in writing by the Local 
Planning Authority. The approved details shall thereafter be installed and operational prior to 
first occupation of the dwellings and thereafter be maintained. 

Reason: In the interests of safety and in accordance with Policy 8 of the North 
Northamptonshire Joint Core Strategy. 

24) Prior to occupation of the development hereby permitted, a revised Travel Plan shall be 
submitted to and approved in writing by the Local Planning Authority. The approved details 
shall thereafter be maintained 

25) Prior to the commencement of the development hereby permitted, a full Construction Traffic 
Management Plan shall be submitted to and agreed in writing by the Local Planning 
Authority. The Plan shall include the following elements: 

a. Detailed work programme / timetable.  

b. Site HGV delivery / removal hours to be limited to between 10:00 – 16:00.  

c. Detailed routeing for demolition, excavation, construction and abnormal loads.  

d. Supply of pre-journey information on routeing and site restrictions to contractors, 
deliveries and visitors.  

e. Detailed plan showing the location of on-site stores and facilities including the site 
compound, contractor and visitor parking and turning as well as un/loading point, 
turning and queuing for HGVs.  

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

g. 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.  
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h. Details of public impact and protection to include road, footway, cycleway and 
PRoW. Details of TROs and road / footway / cycleway / PRoW closures and re-
routeings as well as signage, barriers and remediation.  

i. Public liaison position, name, contact details and details of public 
consultation/liaison.  

j. Route details as required covering culverts, waterways, passing places, tracking 
of bends/junctions and visibility splays.  

k. Pre and post works inspection of the highway along the route of construction 
traffic 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.  

l. Details of temporary construction accesses and their remediation post project.  

m. Provision for emergency vehicles.  

 

Reason: In the interests of safety and in accordance with Policy 8 of the North 
Northamptonshire Joint Core Strategy. 

Note to Applicant: 

1) This Notice forms only part of the planning decision and must be read in conjunction with the 
attached Section 106 Agreement. 

Reasons for Approval: 

Having regard to the existing pattern of development in the area and the relevant provisions 
of local, regional and national policies, it is considered that, subject to compliance with the 
conditions attached to this permission, the proposed development would be of a size and 
scale which will not materially harm the character or appearance of the area, whilst 
preserving the amenity of neighbouring residents. The mitigation within the S106 Agreement 
and Deferred Developer Contribution mechanism is also considered acceptable. Furthermore 
the development will accord with the principles of sustainable development and as such the 
application meets in accordance with the National Planning Policy Framework and Policies 1, 
3, 4, 5, 6, 7, 8, 9, 10, 11, 15, 28, 29 and 30 of the North Northamptonshire Core Spatial 
Strategy. 

 Statement of Applicant Involvement 

 In accordance with paragraphs 186 and 187 of the NPPF, the Council, in dealing with this 
application, has worked in a positive and proactive way with the Applicant and has focused 
on seeking solutions to the issues arising from the development proposal.  In this case, 
following the receipt of a revised and additional plans/clarification, the application was 
considered to be acceptable as submitted, and has been dealt with without delay.  Policy 1 of 
the adopted North Northamptonshire Joint Core Strategy recommends working proactively 
with applicants jointly to find solutions in order that proposals can be approved wherever 
possible, and to secure development that improves the economic, social and environmental 
conditions.   

Officers to contact: 

 Mitesh Rathod 

 Tel No: 01536 464160 

 Email: mitesh.rathod@corby.gov.uk 
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Appendix A – Section 106 Contribution Table  

17/00020/DPA - 80 new residential dwellings, new access roads and footways, associated parking, hard and soft landscaping. Emergency link 
to southern boundary. School link to western boundary. Footpath link to Chesil Walk on northern boundary At Former Beanfield Secondary 
School, Farmstead Road, Corby, Northamptonshire 

Request By   Obligation   Amount / Detail   Delivery   CIL Justification   Policy Basis  

 
Corby Borough Council 
 

 
Affordable Housing 

 
30%  

 
Contribution to be 
confirmed in the S106 
Agreement 
 

 
Policy requirement 

 
Policy 30 of the 
North 
Northamptonshire 
Joint Core Strategy 
 

 
Northamptonshire County 
Council 
 

 
Education 

 
£200,000 (intial payment) 
 
£300,734 (Deferred 
Developer Contribution) 

 
Contribution to be 
confirmed in the S106 
Agreement and Deferred 
Developer Contribution 

 
Policy requirement 

 
Policy 10 of the 
North 
Northamptonshire 
Joint Core Strategy 
 

 
Northamptonshire County 
Council 
 

 
Bus Shelters and 
Maintenance 

 
To be confirmed 

 
Contribution to be 
confirmed in the S106 
Agreement 
 

 
Policy requirement 

 
Policy 8 of the North 
Northamptonshire 
Joint Core Strategy 
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Appendix B – Independent Viability Appraisal Summary by White Land Strategies 
Limited 

 

1. The Former Beanfield College site is subject to a detailed planning application to deliver 80 
residential units, of which 54 are open market units and 26 are affordable units. 

2. The Applicant, Keepmoat Homes, has proposed to deliver 32.5% affordable housing, in 
accordance with the partnership with Corby Borough Council (CBC), as part of a joint 
package with the former Kingswood School site previously consented. 

3. The viability review has been undertaken in accordance with Section 173 of the National 
Planning Policy Framework (NPPF).  This test requires that landowners should receive a 
reasonable return for disposal of land coming forward for such developments and that, in 
essence, the cost associated with the development should not be so detrimental to land value 
that landowners should be forced to bring forward land below a reasonable market return but 
also that policy is maintained. The site is being sold by Northampton County Council (NCC). 

4. The mix is unusual in as much as the affordable housing stock is in the form of bungalows. 
Bungalows occupy a much larger ground floor footprint than standard 2 storey housing and as 
such their inclusion reduces the quantum of net developable space per net acre. It would be 
usual to expect a density of circa 15,000 sqft per net acre but the bungalow footprint reduces 
this to circa 11,600 sqft per net acre. 

5. The proposed units average price per sqft is £190.99 (£152,626 per unit) for the open market 
units which represents a reasonable assessment of the market in this location.  

6. Research indicated that there is a considerable swing in values between the town centre and 
the rural settlements to the west of the ring road. The Zoopla average price paid for the 
postcode is as a result misleading due to the higher value areas captured within the average. 
The Zoopla town average is £165,954, with 2 bed averages at £149,210, 3 bed average at 
£188,759 and the average 4 bed unit is £248,875.  

7. The Applicant’s selling prices are below the Zoopla average. Research on units on the market 
indicates that this site is more closely affected by the market values at the Willow Brook/ 
Scotter Walk end as much as properties to the west. Three bed properties being market 
towards Willow Brook area at £104,000, £105,000 and one 3 bed semi-detached property at 
£164,000. 

8. At Manor Drive 2 bed properties are being marketed at £150,000 and 3 bed properties at 
£149,000 at Westbury Walk and up to £180,000 for a 3 bed property at Manor Drive. 

9. There is currently only one new build 4 bed property on the market at the time of the research 
at £245,000 in Denmark Close but this is a larger property and arguably better positioned 
than this site. 

10. Whilst the average values are on the lower end of the 4 bed pricing, the average weighted 
sales value adopted within the Applicant’s appraisal is £190.99 psft which is the upper 
average for the town and this location. The Applicant’s proposed values for 3 bed 
accommodation were considered reasonable, being in the mid range pricing bracket. The 
high average value per sq ft indicates that the average unit size of the Keepmoat product is 
perhaps smaller than other housebuilders stock. 
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11. The area where the proposed application is situated has little comparable evidence available. 
The majority of new build evidence is located on edge of centre, better located, higher value 
areas. The 2016/7 properties in these other locations are achieving an average of £196.88 
psft though this area is in fairly close proximity to lower quality housing stock.  

12. In terms of build costs Keepmoat use their own internal costs summary model. The headings 
and cost summaries are summarized in a different way to usual Argus based development 
appraisal software therefore a detailed breakdown was undertaken of their costs to 
reassemble into usual headings to be able to undertake a reasonableness test on the 
submitted costs base.  

13. Further, a second appraisal model was prepared using standard development appraisal 
assumptions such as a BCIS build cost base plus externals at 15% and a standard approach 
to fees and profit again to use as a comparable to compare with the Keepmoat model. 

14. The Keepmoat model was considered reasonable and queries raised were satisfied. Though 
general build costs and externals allowances were marginally higher than standardized 
allowances other elements such as marketing, fees and finance were very low and so the 
appraisal balanced out. 

15. Infrastructure costs are burdening the site with ground conditions/remedying costing the 
appraisal c£8,000 per unit. These could be considered high but do not appear to have been 
deducted off the County Council land price. 

16. S106 costs were provided and fixed at £200,000 which resulted in a residual value of 
c£939,000 which I understand is a reduction from the original asking price of the County 
Council. At the time of writing the report additional S106 costs were made know; additional 
primary education payments of £241,308 and additional secondary education contributions of 
£259,426 were requested.  

17. In addition, £15,000 has been requested towards maintenance of a new bus shelter - it is not 
known whether NCC also request the shelter constructed by the Applicant. These additional 
S106 costs have been added to the appraisal as a sensitivity over and above the core 
appraisals. 

18. Other costs such as contingency was built in to the Keepmoat build costs, fees and marketing 
were considered to be low. 

19. Profit assumptions appear to be very low but Keepmoat allow for a contribution to overhead 
over and above profit. This was subject to a reasonableness test and if removed from the 
appraisal the profit residualises at 15.98% which is still below market expectation therefore 
the profit plus overhead would be considered reasonable. 

20. Sensitivity was undertaken on the appraisal through adopting National Space Standards 
(NSS). The Applicant has provided an alternative layout that maintains the density per acre 
but due to the larger format homes reduces the overall number of units as a consequence, to 
68 units, down from 80 to be made up of 48 open market units and 20 affordable units. 

21. If the same rate of value per sqft is maintained this would render the unit prices too high 
relative to the market. As a consequence, the average value per sft has reduced to £146.29 
to reflect the larger units at the same market value. This approach is reasonable given the 
market in this location. 



 

15 

177 

22. The initial findings summarise the Applicant’s model in comparison to the White Land 
Strategies Limited (WLSL) review for the HQI based house types. 

23. Assuming the 32.5% affordable housing is provided, the Applicant’s appraisal provided a 
S106 allowance of £200,000 which enabled a land cost of £939,000.  

24. WLSL’s appraisals using standard assumptions and assuming the S106 as a fixed cost at 
£200,000 actually results in a lower residual land value of £483,000, less than half that 
suggested by the Applicant, which indicates that their submitted assumptions provide better 
value for money than standard assumptions might suggest. 

25. The impact of the additional NCC S106 request would exacerbate this further reducing 
available residual land value to £448,000 which would indicate a lack of viability if the 
purchase price is to remain at c£939,000. 

26. The NSS version of the model, using the Applicant’s figures results in a negative viability 
scheme (a loss of £567,000). 20 affordable units equates to a marginal reduction to 29% 
affordable provision but the costs associated with building the larger units is not matched by 
an increase in GDV to compensate for the increased space. 

27. If the additional S106 is further added this would merely make the scheme even more 
negative. 

28. In summary: 

 A 32% affordable housing scheme with the full S106 package, as advised by NCC, is 
not viable. 

 The principle reason in this circumstance is primarily a result of the lower 
development density due to the bungalow provision. 

 To maintain the return to the Developer, land value for the NSS compliant scheme 
becomes negative at £200,000 S106 provision and is unviable. 

 If the NSS scheme and additional S106 provision is adopted the scheme is wholly 
unviable. 

 The scheme currently can be considered viable with a £200,000 S106 package. 

29. If land cost can be revisited the S106 package can be addressed in lieu of land value. 

30. If the land price is not able to be reconsidered as it is a public body land sale, then the viability 
assessment and the residual S106, as stated by the Applicant to be affordable, is a 
reasonable approach and we recommend the assessment be accepted on this basis. 


