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The application is brought before the Planning Management Committee as, although an 
external consultation from Corby Borough Council as a neighbouring local planning authority, 
it is a “major” development  and falls outside of the Scheme of Delegation in Part 3.2 of the 
Council’s Constitution (2019). 
 
1 
 
1.1 
 
 
 
 
 
 
 
 
 
 
 
 

Summary of Recommendation 
  
This is a consultation from Corby Borough Council (CBC) for a very large employment 
development relatively close to the boundary with East Northamptonshire Council (ENC).  
It is recommended that ENC objects to the development for the following reasons: 
 

• Although the new site entrance is 2.5km from the ENC boundary, the A6116 will 
be a key access route southward towards the A14, mainly through ENC’s area; 

• The traffic and highway studies provided to support the application are insufficient 
to inform a decision; 

• There appears to be insufficient road infrastructure to deal with the potentially 
significant increase in traffic to and from the site; and 

• There are safety concerns over additional HGV and general traffic on the A6116, 
particularly around Lowick, Sudborough, Brigstock, and Islip. 

 
1.2 It would not be reasonable for Corby Borough Council to approve permission given the 

unknown highway and traffic constraints and impacts. 
 

2 
 
2.1 
 
 
 
 
 
 
 
 
 

The Proposal 
 
This is a proposed new employment park mostly designed for B8 distribution and 
warehousing. The floorspace totals are given below.   

Use Class Proportion Proposed 
Development 

   B1  2.49% 10,061m2 
B2 24.07% 97,252m2 
B8 73.44% 296,787m2 
Total 100% 404,100m2 

  

Case Officer:   Gordon Smith                                                                           19/01096/EXT 
 
Date received Date valid Overall Expiry  
20.06.2019                20.06.2019 11.07.2019     
 
Applicant Greatline Developments 
 
Agent Consultation from Corby Borough Council - Planning Services 
 
Location  Cowthick Plantation, Stamford Road, Stanion, Corby 
 
Proposal Outline: Development of land for employment use (use classes B1 / B2 and 

B8) with ancillary parking highway infrastructure engineering works 
                   Consultation from Corby Borough Council – their ref. 18/00817/OUT 
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3 
 
3.1 
 
 
 
 

The Site and Surroundings 
 
The site is 162 hectares in size and was former mineral workings (see ‘History’ in 5 
below). It is currently  

• agricultural farmland used for grazing livestock (low Agricultural Land 
Classification Grade 3)  and  

• part woodland.  
   

3.2 When quarrying ceased a commercial timber plantation was established known as 
‘Cowthick Plantation’. This 400m wide band of broadleaf woodland element is now a 
Local Wildlife Site (LWS).  Its 65ha forms the entire extent of the southern boundary. The 
woodland lies between the proposed development and the A6116; it will be retained and 
managed as part of the development. 
 

3.3 The village of Stanion (within CBC’s administrative area) is located to the south of the site 
on the opposite side of the A6116.  
 

3.4 A new employment park (Midlands Logistics Park), with large scale warehouse and 
distribution units, lies to the west of the site on the other side of the A43. This has some 
241,000m2 of permitted floor space (some completed and some under construction). 
 

3.5 To the north of the site lies a development park (Max Park) with 4 large scale warehouse 
and distribution units. At the north east boundary there is a recycling centre and to the 
east lies a disused quarry. 
 

3.6 The site has direct access to the existing road network with the A43 linking north to the 
A1 and south and west to the A14 and M1.  
 

3.7 There is currently limited public access to the site; footpath ‘GZ12’ runs from Stamford 
Road to the south of the junction with Geddington Road, in a south easterly direction 
through Cowthick plantation to Stanion Road to the South. 
 

3.8 As is typical with many of these sites in the area, the site was quarried for ironstone in the 
20th century, thus the majority of historical or archaeological features have been lost. No 
designated heritage assets lie within or in the vicinity of the site.  
 

3.9 The made ground is mostly quarry spoil but represents a potential contaminant source.  
The potential presence of contaminants at elevated concentrations has the potential to 
pose risks. The applicant has addressed this in their Environmental Statement.  The 
potential for contaminants to migrate to depths is said to be limited, but there are still risks 
to construction workers.  All of this can be determined with more investigation and will be 
addressed by CBC. 
 

4 
 
4.1 
 
 
 
4.2 
 
 
 
 

Policy Considerations 
 
North Northamptonshire Joint Core Strategy (JCS) (2016) 
(The site is in the open countryside and is not allocated for development) 
Policy 23 - Distribution of New Jobs applies.  
 
Neighbourhood Plan  
None relevant 
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4.3 
 
 
 
 
 
 
 
 

Other Documents 
Northamptonshire County Council - Local Highway Authority Standing Advice for Local 
Planning Authorities (2016) 
Northamptonshire County Council - Local Highway Authority Parking Standards (2016) 
East Northamptonshire Council - Domestic Waste Storage and Collection Supplementary 
Planning Document (2012) 
East Northamptonshire Council - Trees and Landscape Supplementary Planning 
Document (2013) 

5 
 
5.1 
 
 
 
 
 
 
5.2 

Relevant Planning History 
 
As is typical with many sites in the area, the site was quarried for ironstone in the 20th 
century as part of former British Steel operations in the wider Corby area. Following the 
cessation of quarrying activities in the mid 1970s, the northern section of the site was 
infilled. This infilling is said by the applicant’s Ground Investigations report to be mostly 
associated with the former use of the site as quarry, i.e. quarry spoil. Further investigation 
will examine this.   
 
The land has since been used for arable and pasture activities. Alongside this, the 
southern areas become a commercial timber plantation, being located on the ‘hill and 
dale’ topography created by quarry spoil deposited in that area. The southern woodland 
area also includes a former railway cutting.  
 

6 
 
6.1 
 
 
 
6.2 

Consultations and Representations 
 
Consultation has not been carried out by this Council as ENC is a consultee. The 
following comments have been selected from CBC’s online casefile, as they may be 
relevant to ENC’s interests.  
 
North Northamptonshire Joint Planning and Delivery Unit (JPDU)   
 
Comments made 12.04.19. Objection.  
 
Full comments are attached in Appendix 1. This is a significant departure from the 
development plan and conflicts with several policies. The site was considered through the 
development of the current JCS and assessed through the JCS background paper on 
strategic housing and employment sites, but was not taken forward for a number of 
reasons including, being poorly connected to the urban area, being situated adjacent to 
woodland of high biodiversity value as well as a Potential Wildlife Site and Site of Special 
Scientific Interest (SSSI).  Specific comments are:  

 
• There is no case to make in terms of employment land supply to support the 

proposed development. Corby is on track to meet its JCS minimum jobs target. 
  

• The requirements of Policy 3 (Landscape Character) and Policy 19 (The Delivery of 
Green Infrastructure) are not met. The site is located within an area of high landscape 
sensitivity; it is located at a significant strategic positioning in relation to two GI 
corridors (Harpers Brook sub-regional Corridor and the Stanion-Deene Park Local 
Corridor).  Policies seek development to be in a way that is sensitive to landscape 
setting, retaining and, where possible, enhancing the distinctive qualities of the 
landscape character area. There is insufficient landscape mitigation proposed to deal 
with the landscape impact. 
 
 



Committee Report Committee Date: 11th March 2020 
 

87 
Planning Management Committee   11th March 2020 
 

The proposals could significantly impact upon the strategic road network at Corby; both 
the A43 (main north / south) and A6116/ A427 (main east / west) roads. It is noted from 
their consultation response that Northamptonshire County Council Highways as Local 
Highways Authority (LHA) has significant concerns with the Transport Assessment that 
supports the proposal relating to discrepancies with the trip rates as well as insufficient 
junction assessments.  
  

6.3 
 
 
 
 
 
 
 

East Northamptonshire Council, Environmental Protection 
 
Comments made 16.07.19.  Further information necessary, and recommended 
conditions. 
 
Noise: 
The nearest sensitive receptor in the district of ENC is Brickhill Cottages some 850 
metres from Unit D.  
 

• The impact on this location has not been considered. The assessment has 
focussed on locations within the district of CBC. The nearest being the hotel on 
the A43 and properties some 500 metres to the south in the village of Stanion. 
  

• The increase in traffic noise has been assessed at Geddington Road (east), 
assumed to be a point along the A6116. Brickhill Cottage lies off the A6116. The 
assessment has concluded for both day and night times any increase in traffic 
noise will have a negligible impact as <1dB. I would not necessarily disagree for 
receptors in CBC. However, I request that a background survey is carried out at 
Brickhill Cottages and assessment carried with respect to this receptor. 
 

• Operational noise has been assessed using BS:4142 2014 'Methods for rating 
and assessing industrial and commercial sound'. Again scope and receptors 
agreed with CBC as above. The Environmental Health Department at CBC has 
agreed that rating levels should not exceed +5dB above background sound levels. 
This is a higher criteria than ENC would apply to a similar development. This 
criteria to be imposed by way of a planning condition as follows. 
 

"Noise generated by activities and operations on the site shall not exceed 
+5dB rating level as determined at any noise sensitive receptor, including 
Hotels and residential staff flats within the grounds of Hotels in accordance 
with British Standard 4142: 2014 Rating industrial noise affecting mixed 
residential and industrial areas (or any superseding revision)." 
 

• The BS4142 assessment has used typical data for operations of the type applied 
for and the layout in the indicative masterplan to model predicted noise levels 
from the development. The predicted rating levels have been compared to 
background sound levels. Results from this have been presented in Table 8.20. 
There is potential for adverse noise impact at night at the hotel on the A43 and 
both Warren Road and The Paddocks in Stanion. I am concerned that 
background noise levels may be lower at Brickhill Cottage and although further 
away from the development, noise may result in adverse impact. In particular 
from peak noise levels. As for traffic noise mentioned above I request that a 
background survey is carried out at Brickhill Cottages and assessment carried 
out with respect to this receptor. 
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• Noise from fixed plant has not been assessed as no details are available. 
Recommended plant noise levels are presented in Table 8.25. These mirror the 
background noise levels as per Tables 8.12. The acoustic consultant has 
suggested that some headroom is built into the recommended noise levels and 
would like to see this as at least 5dB below background.  Again the 
recommendations do not include Brickhill Cottages.  
 

• An assessment of construction noise and vibration has been carried out again 
only relating to sensitive receptors in CBC. It concludes that noise and vibration 
during construction does not result in any significant adverse effects. It is 
suggested that noise levels are included in any Construction Management Plan 
and includes an assessment at Brickhill Cottage. 

 
Air Quality: 
The assessment has focussed on 'receptors in the Borough' rather than receptors in the 
area. It is suggested the assessment is revised to include a wider range of receptors. 
Notwithstanding this, mitigation measures have been suggested for both construction and 
operational phases. These should ensure they protect the environment not just receptors 
in CBC. 
 

6.4 Northamptonshire County Council - Local Highway Authority 
 
Comment made to Corby Borough Council dated 19.02.20. Objection. Attached in 
Appendix 1. 
 
They have raised objection to the proposal largely based on the need for further junction 
assessment, and the absence of information to show the development can readily be 
accommodated in the existing road network. They do not consider the Transport 
Assessment work to date has been robust in nature. However, in the absence of any 
further junction capacity assessment work and to provide a way forward in these 
circumstances (where the applicant refuses to undertake further assessment work), they 
have suggested that the LPA could consider a ‘monitor and manage’ approach. This 
would involve the mitigation of the initial unit / phase of a limited scale for which detailed 
assessment and mitigation is required. Once complete and occupied this can then be 
used as the basis to assess actual impacts of this site, to determine future phase 
impacts. 
 
In particular: 
 

• The detailed capacity assessment of only one off-site junction for a development 
of this scale remains entirely insufficient, since the development is likely to have a 
much wider highway impact. 
 

• Measures of development traffic clearly demonstrate increased traffic on the wider 
highway network. The applicant is asked to identify a more realistic scope of 
network.  
 

• Capacity assessment for the priority junction along the Stamford Road should be 
provided. 
 

• Additional junction capacity assessment for wider site area junctions should be 
provided.  
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• More information is required on how construction traffic would be managed at the 
site as well as vehicle volumes and types. 
 

• A comprehensive public transport and walk/cycle access strategy should be 
provided as a key part of the Transport Assessment (TA). 

 
6.5 Objections from Parish Councils in East Northamptonshire as sent to Corby Borough 

Council.  
 
These are attached in Appendix 1.  A precis follows.  
 
Brigstock Parish Council dated 22.01.20. Objects. 
 

• Discourage traffic from using the A6116 
• Surface water management concerns 
• Not content with consultation arrangements 

 
Islip Parish Council dated 29.01.20. Objects. 
 

• Need traffic light access from the village onto the A6116 
• General concern about environmental impact 

 
Sudborough Parish Council dated 23.01.20.   Objects. 
  

• Traffic growth will be greater than quoted by the applicant  
• No impact assessments on the local communities along the A6116 corridor 
• Concerned about surface water management / contamination and impact on 

Harpers Brook 
 

7 
 
7.1 
 
 
 
 

Evaluation. 
 
This is an application made to Corby Borough Council (CBC), who in turn have consulted 
this Council.  Comments have already been made by the Joint Planning and Delivery Unit 
on behalf of this Council and others. These objections are summarised above but also 
attached in full in Appendix 1. 

7.2 As a neighbouring district consultee, this Council is only concerned with the effects on 
this district. Although environmental issues can have trans-boundary effects, they are not 
key concerns here and are properly the concern of CBC. However further information will 
be requested on noise and air quality (this forms part of the recommendation below).   
The key concerns are highways and traffic impact; views that have already been 
articulated by Northamptonshire County Council as Highway Authority (NCC). NCC’s 
comments are summarised above, as are the objections from three Parish Councils in 
this district who are largely concerned about the impact on the A6116. All are attached as 
Appendix 1.  
 

7.3 This report is submitted to members now as new highway information has been 
forthcoming. CBC and the LHA (NCC) have been provided with additional information 
from the applicant.   The new information does not satisfy NCC.   
 

7.4 It is officers’ view there is insufficient information to demonstrate that highway matters 
have been adequately resolved. Concerns expressed in NCC LHA advice that will affect 
this district are:  
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• the detailed capacity assessment of only one off-site junction for a development of 
this scale remains entirely insufficient, since the development is likely to have a 
much wider highway impact; 
 

• the submission clearly demonstrates increased traffic on the wider highway 
network; and 
 

• additional junction capacity assessment for wider site area junctions should be 
provided.  

 
7.5 The applicants do not appear to have evaluated the present problems on the A6116. By 

way of example, these problems include: 
 
a. Existing queuing on the A6116 at Stanion. 

 
b. The A6116 between Stanion and Thrapston is not an ideal HGV route as it is all 

single carriageway with lots of bends, cambers and access points including farm 
accesses.  The bends around Sudborough in particular are quite sharp and visibility 
from the Sudborough junctions onto the A6116 is poor. 
   

c. Where the A6116 meets the Islip roundabout and A14 junction, the roundabouts and 
left turn to A14 eastbound are not designed for a heavy throughput of HGV traffic 
(HGVs are slow to navigate them and this causes extra queuing and a general 
slowing of the flow of traffic).  
 

d. With extra traffic the risk of collisions is higher and a slower flow of HGV traffic will 
encourage more erratic driver behaviour on a road with limited opportunities for 
overtaking. This is not a comprehensive list but serves to illustrate the need for 
assessment at the present stage.    

 
7.6 More information is required on how construction traffic would be managed at the site as 

well as vehicle volumes and types. This information has not been forthcoming.  It is 
understood from communication with NCC and CBC that they may positively consider a 
‘monitor and manage’ approach whereby initial highway works will be done for  ‘day 1’ of 
the development, but future adjustment to roads and junctions (of an unknown nature) will 
be secured by legal agreement. The key problem is that this approach accepts the 
principle of development. 
 

7.7 A further problem with a ‘monitor and manage’ approach at the scale suggested here is 
also explained by the NCC LHA’s  reservations: 
 

“In our view this will, in the fullness of time mean the applicant will be doing all the 
assessments that we have previously indicated, and potentially much more. It 
may also mean that a junction mitigation scheme is identified and implemented 
only then for them to have to revisit this junction again later when a further 
assessment of the next phase is available, to identify the next phase’s mitigation 
and so on. These are the risks the applicant shall take, along with the significant 
uncertainty of not knowing the full scale of mitigation and associated costs, for not 
looking at thorough junction capacity assessments at this stage” 
 

7.8 If a ‘monitor and manage’ approach is taken, then a decision on the application will be 
taken without the benefit of through examination of impact. By way of example, no work 
has yet been done to review the junction capacity along the A6116.  It is questionable 
that a positive decision by CBC on this basis would be consistent with Regulation 122 of 
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the Community Infrastructure Levy Regulations 2010(4).  These require a degree of 
certainty in the linkage between the source problem (unknown traffic flow problems)  and 
highway mitigation: 
 

“…a Planning Obligation may only constitute a reason for granting planning 
permission if the obligation is:  
a. Necessary to make the development acceptable in planning terms.  
b. Directly related to the development.  
c. Fairly and reasonably related to the scale and kind of the development”   
 

8 Conclusion 
 

8.1 
 
 
 
 
8.2 

It is regrettably not possible to explain the possible impacts on specific junctions leading 
to ENC villages and attractions along the A6116 as the work has not been done by the 
applicant to enable officers to review.   Also, it is understood the impact on the A14 
junction has not been properly modelled. 
 
In the absence of such information (as expanded upon in Section 7 above) officers 
recommend objecting for the following reasons: 
 

• The traffic and highway studies are insufficient to inform a decision. 
 
• There appears to be insufficient highway infrastructure to deal with the increase in 

traffic to and from the site.  
 

• There are safety concerns over additional traffic on the A6116, particularly around 
Lowick, Sudborough and Brigstock. 
 

• It would not be reasonable to approve permission given unknown highway and 
traffic constraints.  
 

• The possibility of approval based on a ‘monitor and manage’ approach for a 
development of this scale is not reasonable; this is given that it prejudges the 
acceptability of the development without knowledge of probable impact.  
 

• The inadequacy of the applicant’s approach raises questions on the adequacy of 
the Environmental Statement as off-site impact from possibly significant but  
unknown highways changes  cannot be reliably assessed. 

 
8.3 Lastly, additional information on the impact of noise and on air quality for properties in 

this district is requested.   
  
9 
 
9.1 
 

Recommendation 
 
Corby Borough Council be advised that East Northamptonshire Council objects to the 
proposed development for reasons given in this report, and paragraph 8.1 to 8.3 above. 
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Appendix 1. 

Copies of objections already sent to CBC from:   

1. North Northamptonshire Joint Planning and Delivery Unit (JPDU), 

2. Brigstock Parish Council  

3. Islip Parish Council  

4. Sudborough Parish Council  

5. Northamptonshire County Council as Highway Authority  

 


