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Development Control Committee 10th June 2014
 
 

 14/00050/DPA Application for Demolition of Existing Buildings and 
Construction of 36 New Houses and Flats Including 
Associated Works at Canada Square, Kingswood 

Background 
This application relates to the Canada Square site which is located in the Kingswood area of 
Corby. The site forms part of the Kingswood Masterplan which was published October 2009 
which envisages the redevelopment of Canada Square for housing. 

Prior approval was granted for the demolition of the four structures under 14/00023/PADEM 
which has commenced on site however for the purposes of completeness the demolition is 
also included within the planning application.  

The site consists of 4 no. structures which includes three-storey residential flats, public 
house and commercial/retail units. The site has been vacant for sometime other one single 
retail unit which has recently been vacated. 

This application comes before Committee as it is a departure from the development plan and 
is subject to more than 3 objections. 

Description 
This application seeks consent to demolish the existing buildings and erect for 36 new 
houses and flats and undertake associated works.  

Site History 
14/00023/PADEM - Demolition of 3 storey flats, public house and commercial/retail units – 
prior approval not required 12 February 2014 

Policies 
Policies 1, 9, 10, 13, 14 & 15 of the North Northamptonshire Core Spatial Strategy 

National Planning Policy Framework 

Consultation 
Planning Policy:  
Policies 1, 9 and 10 of the adopted North Northamptonshire Core Spatial Strategy (CSS, 
2008) support the re-use of previously developed land and buildings within the existing urban 
area and Corby growth town. 

CSS policy 13(f) states that development should not lead to the loss of community facilities, 
unless it can be demonstrated that they are no longer needed by the community they serve 
and are not needed for any other community use, or that the facility is being relocated and 
improved to meet the needs of the new and existing community. The application proposes a 
loss of community facilities, but does not address the remaining requirements of policy 13(f) 
for the proposed loss to be considered acceptable. 

The submitted proposal for the development of 36 social rented dwellings satisfies the 
requirements of CSS policy 15, which requires 30% of all new housing development to be 
affordable. 

The regeneration of the Kingswood estate is a continuing Council priority. The Kingswood 
Masterplan (2009) identifies Canada Square as a priority area in need of re-development. 

Environmental Protection: 
We require a phase 2 study to be conducted on the given site including further testing/soil 
sampling and analysis – originally required before determination however agreed that could 
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be conditioned to prior to commencement of construction given that demolition is now 
included within the description and the testing is beneath the buildings 

Further invasive investigation works are required including beneath the existing buildings. 
Remediation is considered to be required in the southeast of the site adjacent to the row of 
garages where PAH & TPH contamination were recorded although further investigation is 
required as stated before to establish its lateral and vertical extents.  

There is a potential risk to the Groundwater – The Environment Agency should be consulted 
in relation to any posed risk as they are the regulatory body for controlled waters.  

Request standard unidentified contamination condition is included on any consent 
Northamptonshire Highways: OBJECT without revisions 

The Highways Authority objected on highway safety grounds due to lack of visibility and 
parking arrangements – Additional plans have been provided in respect of the scheme and a 
response on the amended plans is pending.  

Northamptonshire Police Crime Design Advisor: OBJECT without revisions 
We have concerns with respect to the numerous amount of rear access alleyways. These 
can both cause issues of security and problems for the residents with refuge transportation 
and are unacceptable. Although these are shown gated, which does go some way to mitigate 
against crime, they do tend to make dwellings and persons more vulnerable to crime. Also 
the lack of adequate illumination which is unavoidable with this design does also tend to let 
them become unkempt through inactivity, refuse bins due to the travel distance to collection 
points are left in the street and as well as being unsightly can be an issue with acts of anti 
social behaviour or even arson. House types with 'ginnels' as per the other parts of the 
regeneration area is the ideal solution. 

Insufficient surveillance of elements including the parking given the location of the site.  

Conditions required in respect of boundary treatments, bin storage areas, planting 

Northamptonshire County Council (Education Authority): 
Given the low child yield predicted from this development, it is anticipated that the local 
education system will have adequate capacity to accommodate the children generated 

North Northamptonshire Design Manager: OBJECT without revisions 

Raise concerns in respect of  

• rear access arrangements and distances of rear alleyways. 
• parking layout 
• weak layout arrangements and relationship with existing development 
• relation with green space in development 
• crime issues and lack of natural surveillance in areas 

Generally house types are considered acceptable and the removal of the weak design 
bungalows (plots 1-4) is supported 

Neighbour Letters were hand delivered to properties surrounding the site on 11 February 
2014 

Site Notices were posted on 13 February 2014, 27 March 2014 & 16 May 2014  

Notices were printed in the Evening Telegraph on 11 February 2014 and 5 June 2014 

Additional consultations were required as the description of the development was changed. 
No representations were received on the original consultation and none have been 
received on the second notification. 
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Report 
The proposed development is for the demolition of the shops, public house and residential 
units and their replacement with no community facilities and lesser numbers of residential 
properties (36).  

Canada Square has over a period of time been the subject of anti-social behaviour. The 
public house located within the site has been sitting vacant for some time. There have been 
multiple attempts to regenerate the site however due to the layout of the site including the 
road arrangements and the negative impression of the area this has not been successful. 

The Kingswood Masterplan seeks to undertake significant regeneration of the site through 
the demolition of the Canada Square buildings and changes to the development site.  

The proposed development consists of flats, terraces and one single detached property. The 
buildings’ designs are primarily conservative two storey properties in contrast to the bolder, 
braver more striking buildings which were formerly on the site. The new properties have 
differing external fenestration treatments proposed to provide some sense of identity 
although they have less impact than the existing units. 

Concerns have been raised about the design and layout of the proposed development by the 
Council’s advisors (see the consultation section above). There have been several meetings 
and discussions between parties to try and resolve outstanding matters. That has resulted in 
the submission of amended plans whilst that has improved the proposals some reservations 
still remain.  

There is limited integration of the site with the surrounding area and the design layout 
following the existing road layout and services has resulted in some of the properties 
appearing disassociated with the new development in particular plot 26. 

The development includes long rear access alleyways which serve multiple properties. This 
approach is inappropriate in most development and is of concern in this area due to the anti-
social problems associated with this specific area of Kingswood and the increased risk and 
fear of crime in these locations. These points have been highlighted by the Police Crime 
Prevention Design advisor who has recommended that ginnels between the properties would 
be of assistance. However the Housing Association (ASRA) who will take on those properties 
feel that ginnels cause their own problems and that from their experience the proposed 
layout works with their tenure and their management approach to the properties.  

The development is proposed as 100% affordable rent properties. Ideally the culture of 
regeneration would seek market housing to improve the mix of property tenures in this 
location. However it is recognised that affordable housing particularly the social rental model 
is not being delivered in adequate numbers in Corby. The proposed development does seek 
to address some of the issues by having a variety of properties types at a lower density level 
than existing and removing the focal point of gathering that the shops & pubs provide.  

The development results in loss of community facilities due to the loss of the shops and pub. 
It is noted that historically the pub was a magnet for the anti-social behaviour in this area and 
it is agreed that it is unlikely the pub could disassociate from this. There are other pubs in 
reasonable proximity to the site and noting the national decline of pubs, the loss of this 
specific pub with its history is accepted.  

The loss of the shops is regrettable as there are limited other facilities available in close 
proximity to the site however the Council is seeking to provide a site for a new shop facility 
adjacent to the community centre which is nearby. A legal agreement is proposed to ensure 
that provision for the shop is made.  

Northamptonshire County Council as the Highways Authority have raised concerns about the 
proposed layout and in particular the visibility and access arrangements for some of the plots 
and amendments have been sought to address this concern. The County Council are 
currently considering these amendments which are thought to address these issues.   
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The proposed new residential units would have an acceptable level of private amenity space 
for the size of the individual units and do not adversely impact on the residential amenity of 
the existing properties.  

Earlier variations of the scheme proposed the removal of 4 trees located within the open 
green space on the north western section of the site. The later iterations of the application 
show improvements with the retention of 3 of the trees. Whilst the tree being removed is 
considered to be worthy of retention and the loss of the green space is undesirable their loss 
would not justify the refusal of planning permission. 

There is potential contamination on site and investigative work on the site has been 
undertaken which requires further investigation. It is considered that the risk of the 
contamination is comparatively low given the former uses of the site and the findings of the 
investigative work however further investigative work is required. Given that the invasive 
work is required underneath the buildings it is reasonable for this to be dealt with by 
condition.  

RECOMMENDATION:  
The Head of Planning and Environmental Services be authorised to approved the 
application following the satisfactory conclusion of highway safety matters provided 
that no further matters are raised during the remaining advertisement period  which 
would justify reconsideration  of the application by committee, such decision be 
subject to the imposition of the following conditions (and any highway conditions as 
considered necessary) and a legal agreement requiring a shop to be provided adjacent 
to the community centre 

1. The development hereby permitted shall be commenced no later than three years from the 
date of this permission. 

Reason: To comply with Section 91 (as amended) of the Town and Country Planning Act 
1990. 

2. Before any construction commences, samples of all materials to be used in the external 
construction of this development shall be provided on site and details (including 
photographs) shall be submitted for the approval in writing by the Local Planning Authority. 
Development shall only take place in accordance with the approved details.  

Reason: To ensure a satisfactory appearance in the interests of visual amenity and to 
comply with “Saved” policy P1(E) of The Corby Borough Local Plan and Policy 13 
of the North Northamptonshire Core Spatial Strategy. 

3. The precise details of the boundary treatments for this site shall be agreed in writing by the 
Local Planning Authority prior to the commencement of construction. Prior to occupation the 
boundaries shall be completed in accordance with the approved details and thereafter 
maintained. 

Reason: In the interests of amenity, crime prevention and to comply with Policy 13 of the 
North Northamptonshire Core Spatial Strategy  

4. Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) Order 1995 (or any subsequent Order or statutory provision revoking or re-
enacting the provisions of that Order), no garages, outbuildings, extensions, fences or 
enclosures shall be constructed or erected within the site without the prior written approval of 
the Local Planning Authority. 

Reason:  In order to protect the character of the area and the residential amenities of nearby 
occupants and to accord with Policy 13 of The North Northamptonshire Core 
Spatial Strategy. 

5. Prior to the commencement of any construction (only demolition may be undertaken) an 
investigation and risk assessment (which shall include a Phase 2 land investigation) to 
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identify the potential for contamination of the site, including its nature and extent together 
with a strategy for remediation should contamination be found shall be submitted to and 
approved in writing by the Local Planning Authority. The approved development shall 
thereafter only take place in accordance with any agreed Remediation Strategy. 

Reason: To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, 
property and ecological systems, and to ensure that the development can be 
carried out safely without unacceptable risks to workers, neighbours and other 
offsite receptors in accordance with guidance within the National Planning Policy 
Framework and contaminated land guidance from DEFRA. 

6. If, during development, contamination not previously identified is found to be present at the 
site then no further development (unless otherwise agreed in writing with the Local Planning 
Authority) shall be carried out until the developer has submitted, and obtained written 
approval from the Local Planning Authority for an amendment to the Remediation Strategy 
detailing how this unexpected contamination shall be dealt with. 

Reason: To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, 
property and ecological systems, and to ensure that the development can be 
carried out safely without unacceptable risks to workers, neighbours and other 
offsite receptors in accordance with guidance within the National Planning Policy 
Framework and contaminated land guidance from DEFRA. 

7. Before any equipment, machinery or materials are brought onto site, details of the fencing to 
be erected around the root protection areas as shown on Plan No. LOD 088 PA 001 Rev E. 
The fencing shall be retained until the development is completed. During the period of 
construction, no material shall be stored, fires started or trenches dug within these enclosed 
areas without the prior consent in writing of the Local Planning Authority. 

Reason: To prevent damage to the trees in the interests of visual amenity in accordance 
with Policy 13 of the North Northamptonshire Core Spatial Strategy and guidance 
within the National Planning Policy Framework 

8. Notwithstanding the submitted plans, prior to the first occupation details of the bin enclosures 
to adjacent to plots 8-9 and plots 31-32 shall be submitted for the written approval of the 
Local Planning Authority and the bin shelters shall be installed in accordance with the 
approval details prior to the occupation of these units.  
Reason: In the interest of crime safety and visual amenity in accordance with Policy 13 of 

the North Northamptonshire Core Spatial Strategy and guidance within the 
National Planning Policy Framework 

 The buildings identified as Plots 5-22 and plots 31-36 on Plan No. LOD 088 PA 001 Rev E 
shall not be occupied until the pedestrian visibility splays relating to the parking for their plot 
of 2.4 metres x 2.4 metres measured down each side of the access and the back edge of the 
footway have been provided clear of obstruction to visibility at or above a height of 0.6 
metres above the footway level. Once created, these visibility splays shall be maintained 
clear of any obstruction and retained for their intended purpose at all times. 

Reason: In the interests of highway safety and to accord with Policy 13 of The North 
Northamptonshire Core Spatial Strategy. 

9. Prior to the first occupation of any of the buildings identified in blue on the approved Plan No. 
LOD 088 PA 001 Rev E identified as being ASRA Affordable Rent Housing a management 
plan detailing the control measures of the access arrangements for the rear pedestrian 
alleyways shall be submitted for the written approval of the Local Planning Authority and the 
approved measures shall thereafter be retained in perpetuity of the site unless otherwise 
agreed in writing in advance with the Local Planning Authority.  
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Reason: In the interests of crime prevention, visual amenity and in the interests of the 
residential amenity of the future occupiers in accordance with Policy 13 of the 
North Northamptonshire Core Spatial Strategy and guidance within the National 
Planning Policy Framework 

Reason for Approval: 
Subject to the conditions above the proposed development is considered to be an acceptable 
form of development acknowledging the constraints of the site from the existing services and 
the desire to promote a more established form of housing development as part of the 
regeneration scheme.  

Statement of Applicant Involvement: 
Discussions with the agent have lead to the submission of amended plans, the imposition of 
conditions and the provision of a legal agreement which have sought to address some of the 
concerns relating to layout, highway safety, loss of trees, development on public open space 
and loss of community facilities.  

Officer to Contact:  
Gavin Ferries  
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