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Sunil Sahadevan 
Head of Planning and Building Control 
Planning Services 
Deene House 
Corby Borough Council 
FAO Koko Ekanem 
 

 
12th April 2019 

 
Dear Koko, 
 
18/00817/OUT – Development of land for employment use (Use Classes B1/B2 and 
B8) together with ancillary parking, highway infrastructure, engineering works, 
landscaping and ancillary works. ALL MATTERS RESERVED.  
Land at Geddington Road (Cowthick Plantation), Stamford Road, Stanion, 
Northamptonshire.         
 
Thank you for consulting the North Northamptonshire Joint Planning and Delivery Unit 
(JPDU) on the above. The officer-level comments below are provided under the agreed 
protocol for JPDU input on major planning applications. They focus on compliance with the 
North Northamptonshire Joint Core Strategy (JCS). 
 
Departure from the Development Plan  
 
The JPDU note the significant scale of the proposal of 404,100m2 of B1/B2/B8 floorspace 
on an unallocated Greenfield site. We recognise that the proposal would support economic 
growth at the Growth Town of Corby and that logistics is a sectoral priority in the JCS. 
However, we consider that it would represent a significant departure from the development 
plan and conflicts with a number of policies, in particular Policies, 3, 19, 23 and 24 (see 
below). We consider that proposals for a strategic scale of development on this site (the JCS 
allocates employment sites of 5+ hectares) should be a matter for the review of the JCS to 
consider so that it is properly tested through the plan-led system.  
 
It should be noted that the Cowthick Plantation 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) and 
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being located within an area of high landscape sensitivity. The JCS review is expected to 
commence later in 2019.  
 

Employment land supply 
 
The JCS (para 8.5) and its evidence base (Employment Background Paper, January 2015) 
sets out that there is an over-supply of employment land within North Northamptonshire, 
particularly for B1 uses. This is also reflected within Corby Borough Council’s Employment 
Land Review (2018), which also notes that quantitatively the existing and JCS-allocated 
supply of employment sites is roughly double the need for additional employment land in 
Corby Borough over the plan period to 2031 including the Midlands Logistics Park located 
to the west of the proposal. This is considered more than enough land to cover identified 
need, replace any existing space that may be lost in future and allow a generous margin for 
flexibility, competition and choice in advance of the JCS review. There is, therefore, 
presently no case to make in terms of employment land supply to support the proposed 
development. In this respect it is also relevant to note that Corby is on track to meet its JCS 
minimum jobs target. 
 
Policy 23 Distribution of New Jobs sets out at criterion b) that employment development of 
a scale and mix identified within commitments and approved master plans will be supported 
at the SUEs and strategic sites identified on the Key Diagram. These sites will act as the 
focus for the provision of high quality employment in North Northamptonshire. Paragraph 
8.16 notes that the list of sites in the JCS is not exhaustive and that proposals that deliver 
jobs growth and economic prosperity will be positively considered subject to compliance with 
the plan. For the reasons set out below, we do not consider that the proposal for this 
greenfield site is in compliance with the adopted JCS.  
 
Relationship with JCS policies 
 
The JPDU has concerns that the proposal conflicts with a number of JCS policies and these 
are set out below. It is noted that a number of these have been highlighted in the Corby 
Policy team’s response to the consultation. 
 

 Policy 3 (Landscape Character): This Policy seeks development to be located in a way 
that is sensitive to landscape setting, retaining and, where possible, enhancing the 
distinctive qualities of the landscape character area which it would effect. Place Services 
response to the consultation on behalf of the JPDU (dated 15.01.2019) raised concerns 
that there is insufficient landscape mitigation proposed to deal with the landscape impact.  

 Policy 19 (The Delivery of Green Infrastructure): Place Services response also 
highlighted potential issues with the proposal in relation to Green Infrastructure given the 
site’s significant strategic positioning in relation to two GI corridors (Harpers Brook sub-
regional Corridor and the Stanion-Deene Park Local Corridor). 

 Policy 24 (Logistics) This sets out that proposals should be in locations that allow 24 
hour operations with acceptable environmental, community and landscape impacts 
(criterion e). Furthermore this policy sets out that proposals of this type will need to 
provide sufficient infrastructure to mitigate highways impacts (criterion f). 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 Highways (NH) has significant concerns with the 
Transport Assessment that supports the proposal relating to discrepancies with the trip 
rates as well as insufficient junction assessments. It is therefore considered that the 
proposal does not currently satisfy the requirements of Policy 24 to provide sufficient 
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infrastructure to mitigate highways impacts and other highways related policies in the 
JCS.  

 
Conclusion 
 
For the reasons set out in this response, the JPDU has significant concerns regarding the 
proposal.  We consider that the proposal is a significant departure from the development 
plan and that any development of this scale should be a matter to be considered through 
review of the JCS. We also consider that the proposal conflicts with a number of policies 
within the JCS.  
 
Should you have any queries regarding this response, please do not hesitate to contact 
Simon James or Samuel Humphries in the JPDU. 
 
Yours sincerely 
 

 
  
Andrew Longley 
 
 
Head of the North Northamptonshire 
Joint Planning and Delivery Unit 


