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ADDENDUM UPDATE 2 

Application Reference: 18/00817/OUT 

Development of land for employment use (use classes B1 / B2 and B8) with ancillary 

parking highway infrastructure engineering works (ALL MATTERS RESERVED) at 

Cowthick Plantation, Stamford Road, Stanion, Corby 

Further representations since Addendum Update 1 – summary as at 10 a.m. 23 June 

2020 

Further representations have been received as follows:  

• Orlando Holloway (Conflict with development plan, traffic, drainage) 

• Kathryn & Guy Toller (Traffic, inaccurate accident statistics, clarification of mitigation 

sought under S106 / planning conditions) (also raised via Tom Pursgloe MP) 

• Tamara Walters (Virtual committee) 

• Sean Gardener (Insufficient data) 

• Gary Britton (Traffic) 

• Jacqueline Colbourne (Traffic, inaccurate data) 

• Hartley. C. Bolton (Traffic, inaccurate data) 

• Sammie Bolton (Inaccurate traffic accident data) 

• Hewitsons LLP on behalf of Great Oakley Farms (Withdrawal of objection on basis 

that highway impact concerns adequately addressed through discussion with 

applicants and reserved matters and planning condition processes) 

• Joanna Walls (Traffic) (objected before) 

• Carolyn Bolton (Inaccurate traffic data) 

• Stephen Chamberlin (Traffic) 

• Georgie Bolton (Committee deferral  requested, traffic) 

• Audrey Neale (Traffic, pollution, not re-using existing building) 

• Kevin McNally (Repeat of previous objection (traffic, existing employment site, noise 

and air pollution) 

• Bob Rutt (Queries protection for great crested newts and actual potential for job 

creation) 

• Gary Duthie (Out of date legislative references, request for independent review of 

officer report, traffic) 

• East Northamptonshire Council (ENC) (Conflict with development plan, unknown 

traffic impacts, concerns about 'monitor and manage' planning conditions, pollution to 

watercourses, failure to assess noise and air impacts outside Corby, failure to re-

consult on receipt of additional information) 

• North Northamptonshire Joint Planning Unit (NNJPU) (In addition to points 

summarised at paras 5.48 and 5.56 of the Main Report, conflict with development 

plan) 

• Pegasus Planning on behalf of the Applicant in relation to the economic benefits 

created by the scheme. 

Further representations – officer's comment  

The additional representations share some common themes and for Members' benefit officers 

address the key themes below.  

1. Virtual Committee 
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Addendum Report 1 confirms that the arrangements of the virtual planning committee accords 

with temporary regulations made under the Coronavirus Act 2020.  

2. Town and country planning legislation references 

Addendum Report 1 confirms that references to section 26 PCPA 1991 should be replaced 

with / read as references to section 38(6) PCPA 2004 and section 70(2) TCPA 1990. 

3. East Northamptonshire Council's comments 

For parity with treatment of Parish Council representations, see letter dated 16 March 2020 

and ENC report dated 11 March 2020 appended to this Addendum Report 2. See also 

Addendum Report 1 which summarises the key ENC objections and officer's response. 

4. NNJPU 

Paragraphs 5.48-5.56 of the Main Report address the landscaping issues raised by the 

NNJPU. Members are asked to note that the NNJPU also raised concerns about oversupply 

of employment land and non conformity with development plan, which are addressed below. 

For parity with treatment of Parish Council representations, see letter dated 12 April 2019 

appended to this Addendum Report 2. 

5. Great crested newts 

See NCC ecologist's comments at paragraphs 5.38 – 5.47 of the Main Report; the Wildlife 

Trust's comments at paragraphs 5.69 to 5.75 of the Main Report; paragraphs 8.34 -8.35 of the 

Main Report and planning condition 14. This is considered a satisfactory response to this 

issue.  

6. Job creation/economic benefit of the Development 

The Applicant's agent has provided a further summary of the economic benefits of the 

development. This includes: 

• Over 2,000 temporary jobs could be supported per annum during the construction 
phase.  

• Up to circa 7,000 full-time equivalent jobs (FTEs) are expected to be supported on-site 
once the scheme is fully operational.  

• Estimated wages paid to workers at the site amount to £205m per annum, with salaries 
likely to be higher than the overall total for all workers in the East Midlands.  

• The build phase is estimated to generate £241.3million of economic output (current 
prices).  

• Once operational, the contribution to economic output is estimated at £4.3billion over 
a 10-year period (current prices).  

• Business rates estimated at £6.4million per annum.  

• The construction jobs will generate an estimated £0.64million of local expenditure over 
the build timeframe (lunch, top-up groceries etc). 

• Once operational, an additional £1.4million per annum of spend on goods and services 
within Corby, or £14million over a 10-year period (current prices).  

• An estimated 1,235 on-site jobs will be for people with a degree or higher.  

• A further 1,428 on-site jobs will be for people with A levels or equivalent.  

• Circa 3,931 jobs for in the range of no qualifications and up to GCSE level. 
• 770 on-site jobs could require no formal qualifications.  
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7. Accident History 

Officer analysis is based on reported / recorded incidents provided by the Police which include 

details of vehicle types, conditions, circumstances and outcomes of the incidents concerned.   

8. Traffic impacts 

The Transport Assessment supporting the application has been revised and subject to several 

rounds of consultation and re-consultation – see paragraphs 5.91-5.118 of the Main Report.  

See also paragraphs 8.57-8.66 (Highways and Traffic Issues) of the Main Report.  

In summary, this is an outline application with all matters reserved, accompanied by a 

Transport Assessment and EIA which examines the likely significant environmental and traffic 

effects of the scheme, but it is recognised this is not fully comprehensive given that further 

details in relation quantum and nature of highways impact against an up to date baseline will 

be submitted at reserved matters stages and a phased approach to development is proposed, 

facilitating the imposition of 'monitor and manage' planning conditions no. 17-24 (inclusive). 

The approach secured by these conditions, plus the proposed S106 obligations, allows 

junction and other highway impacts to be robustly assessed against an up to date baseline for 

the relevant phase and with the appropriate amount of further detail at the relevant time. See 

also planning conditions 25 (Travel Plan), 26 (Construction Traffic Management Plan), 28 (re-

routing improvement works), which address temporary and permanent changes in road use. 

S106 contributions will be sought towards phased infrastructure and junction improvements 

and other sustainable transport measures. Please refer to the indicative heads of terms below. 

9. Air Quality  

See paragraphs 8.74-8.81 of the Main Report for the assessment in this respect. 

10. Noise and Vibration 

See paragraphs and 8.82- 8.84 of the Main Report for the assessment in this respect. 

11. Not a departure from development plan  

Members should refer to Addendum Report 1 for a summary of the relevant statutory 

framework for planning decision-taking, underscoring the primacy of the development plan 

unless material considerations indicate otherwise. 

On this basis, officers have undertaken careful scrutiny of the relevant policies in the 

development plan and have concluded that whilst not every element of every policy in the plan 

is satisfied there is overall, on balance, general conformity with the development plan as a 

whole. In areas of conflict (such as, but not limited to, landscape or unknown transport 

impacts) mitigation measures have been secured either via planning condition or S106 

planning obligation to overcome the policy based objection.  In addition, as set out in 

paragraphs (8.89-8.100) (Planning Balance) material considerations such as (but not limited 

to) job creation weigh in favour of recommending the development for approval. 

The development plan policies which have been considered as part of this development plan 

conformity assessment are identified at paragraph 4.2 of the Officer Main Report. 

These policies are addressed throughout the Report and key policies are considered in some 

detail at paragraphs 8.2 - 8.10 of the Main Report (Principle of Development). 
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As the representations in relation to claimed general non-conformity with the development 

plan coalesce broadly around conflict with JCS policies 3, 19, 23 and 24 - for Members' ease 

of reference but without obviating the need for consideration of the Officer Report as a whole 

- these policies are considered in further detail below. 

Policy 3 (landscape character) 

This policy needs to be read in the context of the application site. Contrary to the impression 

created by some of the representations, Members are reminded that the site is set within the 

context of neighbouring land uses including former quarrying - see paragraphs 1.5 and 8.80 

of the Main Report for an account of neighbouring land uses, including quarrying. 

Having considered the applicant's revised Landscape and Visual Impact Assessment (LVIA) 

and Landscape Strategy & Design Code (LSDC) as well as all relevant representations, 

officers consider that the likely significant landscape effects have been assessed and that 

measures to secure appropriate sensitivity to the landscape setting will be secured, in 

accordance with Policy 3, at the reserved matters stage. Condition 2 requires the development 

to be carried out in accordance with the LVIA and LSDC.  Condition 13 requires the submission 

and approval of a Landscape and Ecological Management Plan for each phase which will (in 

addition to the LVIA and LSDC) help to ensure that, in conformity with Policy 3, the 

development: 

a) conserves the character and qualities of the local landscape; 

b) provides for the retention of features of landscape importance; 

c) safeguards important views and vistas including sky lines within the development layout; 

d) protects the landscape setting and contribute to maintaining the character of the area; and 

e) provides appropriate landscape mitigation;. 

Policy 19  (the delivery of green infrastructure)  

As per paragraph 8.34 of the Main Report, the habitats on site (including woodland and pond) 

form part of the wider green infrastructure network. As per paragraph 8.38, officers consider 

that the objectives of Policy 19 of the JCS (the delivery of green infrastructure) can be 

adequately met via a combination of planning conditions (to ensure impacts on and integration 

with existing green infrastructure is properly assessed at reserved matters stage) as well as 

S106 planning obligations (to mitigate the impacts of the development and to secure 

connectivity and enhancements in line with Policy 19). Officers are, inter alia, seeking 

proportionate green corridor, biodiversity and woodland enhancement and management 

contributions under S106, which will be tailored to facilitate improvements to the quality and 

robustness of existing green infrastructure corridors. Officers will also work with the applicant 

to explore opportunities for multi-functional greenspaces, the provision of new habitats (where 

possible), as well as facilities and routes to enhance existing assets and the linkages between 

them. 

As reported in the Main Report, Natural England states in its response that: “In terms of Green 

Infrastructure it is recommended that existing woodland within the application site is retained 

and enhanced to improve the ecological network and local landscaping which includes 

connections to other wooded habitat and transitions to seminatural habitats, such as long 

grassland.” 
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It is acknowledged that CPRE have expressed concerns in relation to negative impact on 

green infrastructure corridor, the Environment Agency states that the application gives little 

consideration to blue and green infrastructure or biodiversity as a whole and the NNJPU picks 

up on this same point by saying that little evidence has been provided that the site will improve 

connectivity and integrate into the wider green infrastructure network. A number of other 

objections from Parish Councils and individuals have made the same or similar points. 

It is considered that the above approach recommended by officers will adequately address 

these issues. 

Policy 23 (distribution of new jobs) 

Policy 23 sets out the job creation target of 9,700 for Corby up to 2031. 

It is acknowledged that the application site is not a strategic allocated site or a sustainable 

urban expansion and that the purpose of the development is not to aid rural diversification in 

line with Policy 25. This means the development does not fully comply with Policy 23 limbs b) 

to e). However, Policy 23 limb a) requires assessment against the job creation targets in Table 

3. 

Currently the JCS minimum job creation target for Corby is not met.  

In addition, the explanatory text to Policy 23 confirms that: “The list of sites is not exhaustive 

and proposals that deliver jobs growth and economic prosperity will be positively considered 

subject to compliance with the plan” (Paragraph 8.16). 

In accordance with Policy 23, read in line with its supporting text, officers place significant 

weight on the economic prosperity benefits of this development.   

Policy 24 (logistics) 

Policy 24 contains the development management principles and criteria for determining 

applications for logistics, including large scale strategic distribution. As per paragraph 8.8 of 

the Main Report, officers acknowledge that the application site is not allocated as employment 

land in the JCS.  However, the applicant has demonstrated a need for a larger, campus style 

logistics site, and such evidence was not available in 2015 when the JCS Employment 

Background Paper was prepared or at the time of the Employment Land Review 2018. The 

demand served by this development represents a particular market segment (large scale 

logistics) and the Main Report assesses the status of existing allocated sites. Whilst there may 

be some effect on existing allocated sites as a result of this development, it is not considered 

that the development would prevent the allocated sites coming forward given the focus of this 

development on large scale logistics.  

As the Employment Land Review 2018 acknowledges at page 8 (Conclusions): 

… oversupply may be reasonable, because an area that is pursuing highly ambitious 

economic targets should provide plenty of land for flexibility, choice and competition, so that 

no opportunity to attract business and investment is missed. It is always possible that there 

will be one-off large requirements, which are impossible to predict and additional to 

employment forecasts… 

It is considered that the development achieves some compliance with the JCS spatial strategy 

(section B – spatial policies) and benefits from overall policy support by facilitating the delivery 

of a mix of jobs and are of high viable standards in relation to design and sustainability, with 

BREEAM Very Good achieved.  
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Looking at each criterion of policy 24 in turn: 

a) For developments of this size, the policy requires inclusion of a proportion of floorspace in 

the form of smaller employment units, subject to market demand and viability. At this outline 

stage, the need for smaller units is un-evidenced and this will be tested again at reserved 

matters stage.   

b) Logistics developments of should have good access to the strategic road network and the 

application site does, albeit various highways upgrades are going to be required. Officers 

acknowledge that the policy also requires priority to given to the development of freight 

consolidation centres and sites which can be served by rail freight and operate as inter-modal 

terminals. This element of the policy does not apply to this proposal and the application does 

not therefore benefit from priority support, but it should be noted that there are only a limited 

number of sites in the area which are served by rail. 

c) In relation to compliance with this limb of the policy, the development has good access to 

local labour supply. In partial non-compliance, the site is not currently well served by public 

transport, walking and cycling, but this element of policy conflict is to be addressed through a 

S106 obligation towards sustainable transport and conditions and obligations which secure a 

Travel Plan. 

d) Officers are satisfied that planning conditions 39 to 41 (sustainability and energy) which 

require the development to achieve BREEAM Very Good (or equivalent), help ensure that the 

development will achieve the highest possible standards of design and environmental 

performance through maximising the use of sustainable design and construction techniques; 

and the S106 agreement will also include reference to using sustainable construction 

methods. Officers note the overarching requirement for design & sustainability requirements 

not to undermine the viability of the development. 

e) Officers are also satisfied that the development is situated in a location which allows 24 

hour operations with acceptable environmental, community and (as detailed in connection with 

Policy 3 above) landscape impact; 

f) The monitor and manage conditions, alongside the S106 contributions towards phased 

infrastructure provision and the sustainable transport measures, serve to ensure that the 

development will provide sufficient infrastructure to mitigate highways impacts; 

g) Finally, as the development is self contained, pressure is not put on local HGV parking and 

the need for alternative accessible parking does not arise. 

Supporting paragraph 8.21 to Policy 24 states that: “The benefits of accommodating this 

strong sector of the economy must be balanced against the impacts that B8  developments, 

in particular large scale strategic distribution, have in terms of their significant land take, HGV 

movements on the strategic and local road network ……….amenity impact.” This balancing 

exercise is carried out at paragraphs 8.89-8.100 (Planning Balance). 

Overall, it is accepted, as set out in the main and in this Addendum 2 Report that there is a 

degree of non-compliance and a degree of compliance with various development plan policies. 

On balance, it is considered that there is overall general conformity with the development plan 

when considered as a whole which is a matter of planning judgment and is considered a 

reasonable approach to take upon careful analysis of all of the relevant development plan 

policies. There is thus not considered to be an overall departure from the development plan, 

albeit there is a degree of non-compliance.  
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The Main Report, together with the Addenda Updates 1 and 2, set out the basis upon which 

recommendation for approval is made.  

12. S106 Agreement - Heads of Terms: 

The following S106 terms are proposed: 

• Phased Highways Infrastructure and Junction Improvement contributions, 

appropriately secured and linked to the monitor and manage conditions and to be 

triggered as ongoing detailed highways assessment requires prior to the 

commencement of phases of the development take place.  

• Travel Plan requirements focusing on modal shift, Travel to Work, car share etc. in 

relation to each phase of the development. 

• A phased Sustainable Transport Contribution including in relation to public transport 

provision to help serve the development, bus stop provision, pedestrian and cycleway 

improvements. 

• A phased Logistics and Construction Employment and Training Obligation including 

contribution and commitment to apprenticeships and local labour employment 

opportunities and programme. 

• A Community Purposes contribution.  

• A commitment to sustainable construction methods as far as reasonably practicable 

• Proportionate Green Corridor, Biodiversity, Woodland and Landscape enhancement 

and management contributions including management plans as appropriate. 

 

13. Recommendation Update 

To reflect the updates provided in Addenda Reports 1 and 2, including the S106 Agreement 

Heads of Terms, the recommendation is updated as follows: 

Paragraph 11 is deleted and replaced with: 

11. Recommendation 

Approve subject to delegated authority being 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 Section 106 Agreement on the basis of the Heads of Terms set 

out in the Second Addendum Report 

23 June 2020 

 


