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Special Development Control Committee 26 September 2019 
 

Application for Planning Permission 
 

 17/00180/OUT Outline application for a sustainable urban extension comprising 
of 4,500 dwellings, 46,850sqm of Class B1/B2, two local 
centres/mixed use A1-A5, B1, C2, C3 and D1/D2, secondary 
schools, primary schools, public open space, drainage, access 
and associated infrastructure works. Demolition of existing 
buildings AT West Corby Urban Extension, Uppingham Road, 
Corby 

1. Site Surroundings: 
1.1. The site is located to the West of the existing town of Corby, separated from it by the A6003 

(Uppingham Road), in Northamptonshire. It sits to the south of the villages of East Carlton, 
Middleton and Cottingham and to the Northeast of the village of Pipewell. 

1.2. The site is used for agricultural purposes, with a small number of structures focussed around the 
northern section. It is therefore largely greenfield with a small number of farm buildings 
constituting brownfield development. Sitting outside the existing settlement boundary for Corby, 
it is open countryside. The quality of the agricultural land is low-medium, as discussed in greater 
detail within Section 7 of this report. 

1.3. The site is served by the A6003 (which runs North-South to the East) and by the A427 (which 
runs West-East to the North). These routes enable easy access onto the strategic highway 
network via the A43/A14 and A6 respectively. The existing town of Corby, it’s town centre, health 
care facilities, general public amenities and train station sit to the East. 

1.4. The topography of the land is characterised by undulating levels – there are three ridge lines and 
two gullies within the site – each of which run in a broad east-west location. To the southwest is 
an area of woodland (some of which constitutes ancient woodland), while several smaller wooded 
areas are pepper-potted throughout the site, connected by hedgerows in some instances.  

2. The Proposal: 
2.1. The proposed scheme is an Outline application (all matters reserved, except for access) for 

development comprising the following: 
- Up to 4,500 dwellings (Class C3) 
- Accommodation for elderly people (Class C2) 
- An employment area (including up to 46,850sqm (Gross External Area – “GEA”) of Class 

B1/B2) 
- Two local centres connected by a Mixed-Use Area (including up to 3,000sqm (GEA) of 

Class A1-A5 uses, up to 9,750sqm (GEA) of employment land (Class B1), Class C2/C3 
uses, and community, leisure and healthcare uses (Class D1/D2) 

- Three primary schools (two 2 Form Entry “FE” and one 3FE) 
- One secondary school (5FE with expansion area for up to an additional 4FE) 
- Public open space, informal open space, landscaping, formal and informal play areas. 

Sports pitches (including pavilions), other associated open space, retained green 
infrastructure and infrastructure including access and habitat creation 

- New accesses for vehicles, pedestrians and cyclists (including two junctions onto the A6003 
and one junction and link road to the A427) 

- Internal roads, streets, lanes, squares, footpaths and cycleways 
- Drainage and associated infrastructure works, including sustainable drainage systems 

(SUDs) 
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- Associated engineering and service operations (including electricity sub-stations and a foul 
pumping station) 

- Car parking related to the above land uses, buildings and facilities 
- The demolition of existing buildings 

3. The Site and It’s History: 
3.1. The site has a limited planning history, detailed as follows: 

- 08/00084/DPA – Two and three storey development to create 15 dwellings – Refused 
03/06/2008 

- 08/000257/CAC – Demolition of existing factor building – Withdrawn 03/06/2008 

3.2. There is, however, an application close to the Northern boundary which is of significance to the 
proposals. The owners of the adjacent land have an extant, lawfully commenced, permission for 
a relatively large-scale poultry farm and associated works (ref 92/0212 – approved in 1993). 
Though lawfully commenced, the development is yet to be brought forward. No use of the land 
has commenced in terms of the breeding of poultry, and no structures have been erected.  

3.3. However, as the scheme could theoretically be brought forward, it is a material planning 
consideration. This is due, in large part, to the cordon sanitaire that must be preserved around 
the poultry barns as a result of noise and odour considerations – a condition placed upon the 
approval as a result of Environmental Health’s consultation response. This has had an impact on 
the positioning or proposed land uses within the application site for West Corby (it would not be 
appropriate for residential units to be within the cordon sanitaire). 

3.4. The application site has been subject to development discussions for more than 10 years. It was 
originally identified within the Catalyst Corby Urban Regeneration Company’s ‘Regeneration 
Framework’ (2003) as being an option for the future growth of Corby. This plan was non-statutory 
in nature but did involve relatively extensive technical assessments and consultation. Over the 
next decade the site, in a broad sense, was identified within the following non-planning 
documents: 

- North Northamptonshire Urban Extensions Study (2005) 
- Local Development Framework Background Paper. ‘Urban Extensions: Defining the 

Western Urban Extension Boundary’ (2009) 
- Milton Keynes and South Midlands Sub-Regional Strategy (2005)  

3.5. As non-planning documents these carry little weight for decision-making purposes; but do give an 
indication of the gestation period for the application, and the centrality of it to wider strategies. 

3.6. More centrally in terms of this planning application, the site was identified in both the existing Core 
Strategy (North Northamptonshire Joint Core Strategy, 2016) and its predecessor, the North 
Northamptonshire Core Spatial Strategy (2008). This illustrates the key nature of the development 
in the spatial planning of the North Northamptonshire growth area. 

3.7. The applicants have sought to engage with the Local Planning Authority (LPA), the North 
Northants Joint Planning and Delivery Unit (JPDU), relevant Parish Councils and 
Northamptonshire County Council to ensure that the scheme was brought forward in a joined-up 
and cohesive manner. These discussions have included workshops facilitated by Opun (set up 
by the Homes and Communities Agency – now Homes England) to offer advice to local authorities 
on strategic development proposals). 

3.8. At each stage of the above process, consultation has taken place in a number of different formats; 
including public exhibitions, meetings with key stakeholders, and the publication of the West 
Corby website (www.westcorby.com). 

3.9. The applicants submitted a formal request to the LPA for an Environmental Impact Assessment 
(EIA) Scoping Opinion in July 2015 – a response to which was provided by the LPA in August 
2015. This set out the required contents and structure for the Environmental Statement (ES) that 

http://www.westcorby.com/
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accompanies this application. This was further updated and consulted upon in August and 
September 2018. 

3.10. As part of the Scoping Opinion provided to the developer, a list of schemes that were considered 
relevant to be considered cumulatively, alongside this application, in terms of their impact. The 
Planning Statement includes a list of these schemes considered to be relevant in this sense at 
Table 1 (PG 8-9); a list that includes, but is not limited to, Priors Hall Park, Weldon Park, and Little 
Stanion. The list proposed by the applicants is considered to represent a robust account of 
planning permissions elsewhere, but not entirely complete.  

3.11. The Joint Core Strategy requires that this scheme is considered alongside those that would also 
contribute to highways impact on the A6003/A43 corridor – most notably the proposed commercial 
development at North Kettering Business Park. Though this is currently at pre-app stage, this 
development has been factored into the finalised Transport Assessment (as submitted in August 
2018 as part of the Addendum Environmental Statement) and consultation responses from the 
Highways Authority and Highways England. 

4. Policy Context: 
4.1. The National Planning Policy Framework (2019) – Sections 2, 4, 5, 6, 8, 9, 11, 12, 14, 15, 16 and 

17 
4.2. Policies 1, 2, 3, 4, 5, 6, 7, 8, 9, 10, 11, 12, 15, 16, 19, 21, 22, 23, 28, 29, 30 and 32 of the North 

Northamptonshire Joint Core Strategy (2016) (JCS) 
4.3. Policy 32 is of note, as it sets out the requirements for the West Corby Sustainable Urban 

Extension. Given the relevance of this policy, it is set out in full below: 

“Land at West Corby, as shown on the Policies Map, is allocated for a mixed-use sustainable 
urban extension. The development should include: 

a) The phased delivery of around 4,500 dwellings to include the seamless integration of 
housing sizes, types and tenures; 

b) A wide range of employment opportunities that provide for at least 2,500 jobs in different 
sectors of the economy and include provision for small/medium size flexible units that can 
be used for B1 (business) and B2 (general industry uses; 

c) Primary and secondary education facilities to meet the needs of the development; and 
d) Retail, leisure, social, cultural, green infrastructure, community and health facilities to meet 

the day to day needs of the development without adversely affecting the town centre of 
Corby 

A comprehensive Masterplan for the whole development should be agreed by the Local 
Planning Authority. The Masterplan will make provision for the above requirements and: 

e) Provide for the development to commence adjacent to the existing town to avoid the 
creation of isolated areas of development 

f) Demonstrate that proposals will be implemented in a comprehensive manner linked to the 
delivery of infrastructure 

g) Detail the location of vehicular access points at safe and convenient locations along the 
A6003 and the A427; 

h) Provide infrastructure to mitigate the impact on the surrounding highway network; 
i) Provide for the comprehensive integration and connectivity of all the land between the 

northern boundary of the site and A427 to facilitate possible further development beyond 
the Plan period (post 2031) subject to a technical assessment, including the impact on 
heritage assets; 

j) Include an integrated transport network that is focussed on walking, cycling and excellent 
public transport and provides convenient, permeable and safe routes that connect homes 
to destinations within the urban extension and link West Corby to adjoining 
neighbourhoods, the town centre, adjoining settlements and the countryside; 

k) Include a connected and accessible network of high quality landscaping and green 
infrastructure which integrates the development into the countryside, enhances the 
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character and ecological value of the site; provides buffers to protect and enhance ancient 
woodland; protects the setting of heritage assets; includes sustainable drainage 
infrastructure to serve the development and incorporate open space for play, sport and 
recreation to meet the needs of the urban extension. Provision should be made for the 
effective management of landscape features and the new landscaping and green 
infrastructure; 

l) Provide an energy strategy to ensure that the highest viable amount of heat and energy 
used within the development is generated on-site from renewable or low-carbon sources; 

m) Include mitigation measures, where necessary, to ensure that the development will not be 
adversely affected by the permitted egg farm of by the A6003 Uppingham Road.” 

4.4. In the supporting text that accompanies Policy 32, specific reference is made to the need to 
ensure that the A6003/A43/A14 corridor is assessed with a view to both the West Corby SUE and 
the allocated employment site at Kettering North. 

4.5. The supporting text also identifies that the site lies within a Minerals Safeguarding Area (as set 
out within the Northamptonshire Minerals and Waste Local Plan (MWLP)) and that specific 
consideration needs to be given to this. Policy 32 of the MWLP requires that the applicant 
demonstrate how the Mineral Safeguarding Area (MSA) will be protected from sterilization by 
incompatible non-mineral development. 

4.6. Given the intrinsic nature of Policy 32 in relation to this development, a full account of how the 
various criteria within the Policy are met by the application is contained within the relevant sub-
sections of Section 7 of this report. 

4.7. The Part 2 Local Plan for Corby is currently undergoing Regulation 19 consultation - that is a pre-
submission draft has been prepared. It represents the Council’s proposed version to submit to 
the Secretary of State for examination in public by an independent planning inspector. Given the 
stage of the document, very little weight must be attached to it at this stage.  

5. Consultation: 
5.1. This section of the report sets out the various consultation responses that have been received; 

and summarises the points raised within each. All the consultation responses are publicly 
available via Corby Borough Council’s online public access system 
(https://www.corby.gov.uk/home/planning-and-building-control/online-planning-applications) but 
given the large number it has been considered appropriate not to quote them verbatim within this 
report or set them out within an Appendix to it. Anyone wishing to access them can do so via the 
public access system on Corby Borough Council’s website. 

5.2. Section 7 of the report provides a full consideration of each of the points raised, alongside the 
more general appreciation of the merits of the application. 

 Internal 
5.3. Corby Borough Council (CBC) Planning Policy 

- (27/09/2018) – Support. Recognises the key strategic nature of the site and its allocation 
within the adopted Joint Core Strategy (2016). Provides summary of relevant policies that 
impact upon the proposals. Provides summary of why it is considered that the application 
meets those policy requirements. 

5.4. CBC Environmental Protection Services 

- (26/04/2017) - No objection. Recommend condition relating to contaminated land and 
Construction Environment Management Plan. 

- (13/09/2018) – No objection. Recommend condition relating to contaminated land and 
Construction Environment Management Plan. 

 
5.5. CBC Housing  

https://www.corby.gov.uk/home/planning-and-building-control/online-planning-applications
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- (12/09/2018) - No objection. Will require 20% affordable housing (pepper potted across 
the site), with 50-50 split between rent and ownership. The types of dwellings required will 
need to accord with the most up to date needs assessment as the development is delivered 
– the s106 needs to be worded to enable this. Have asked for clarity about delivery partner 
proposed for affordable units. 

- Following the submission of a Viability Report and the Independent Assessment of it, 
discussions were held with colleagues within CBC Housing. Those discussions sought to 
review the options around tenure mix and question the assumptions made within the 
Viability Report. Those discussions have led to CBC Housing agreeing to the principles set 
out within Section 7 of this report in relation to affordable housing provision on the site, 
together with the current drafting of the s.106 Agreement. 

5.6. CBC Culture and Leisure 

- (30/06/17) – No objection. Require the following contributions/make the following 
comments: 

a) Sports and Leisure Provision - £5,400,000 (potentially to be combined with educational 
and community facilities) 

b) 13 Neighbourhood Equipped Areas of Play (NEAPs) (this could include Multi Use Games 
Areas (MUGAs) - £1,750,000 

c) 9 full sized football pitches to meet FA and Football Foundation Guidelines (potentially 
to be combined with educational and community facilities) 

d) Development should make financial contribution to East Carlton Country Park access 
e) Improvements to public access of Ancient Woodland in Southwest of the site should be 

provided 
f) The development should be locally distinctive in terms of materials and hard standing 
g) Local centres within the site should provide opportunity for celebration (such as 

bandstands, etc) 
h) There should be a strategy for integrated public art within the public realm 
i) Street furniture should be inspiring, and boundary edges could benefit from a bespoke 

palette of features as well as ‘off-the-peg’ elements 
j) Cycle stands, fencing and bollards should be bespoke to this development 
k) Thought should be given to how walking/cycling routes around the development are 

planned into the public realm 
l) Opportunities to reflect the natural environment that surrounds the site in the built form 

should be made use of where possible 

- Following the consultation response being issued the applicant met with the Local Planning 
Authority and several consultees to discuss the points raised. This has led to a revision of 
the response being issued. 

- (25/04/18) – No objection. Concerns raised with the level of detail currently contained 
within the application, and seeks further information on the following points: 

a) Clarity on provision of play, sport and recreation facilities location (particularly how 
schools will be utilised) 

b) Play strategy proposals do no fully comply with the minimum requirements for a 
population of over 10,000 (based on the Fields in Trust guidance ‘Beyond the six acre 
standard’ - 1.6ha of outdoor play space per 1,000 people (1.2ha of which should be sport, 
0.25ha children’s play space and 0.30ha of MUGAs and skate parks) 

 Based on 2.36 people per dwelling – 10,620 population and therefore 9.675ha 
requirement 

 Outdoor sport = 7.2ha (sport pitches = 5.4ha/4 full size football pitches, 2 under 10 
pitches and 1 under 8 pitch + 1.8ha of ‘Other’ outdoor sports provision) 

 Children’s play space = 1.125ha 
 MUGA/Skate Parks = 1.35ha 
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c) 4 LAPs, 6 LEAPs and 2 NEAPs are proposed. CBC preference is for 9 NEAPs or 6-7 
‘Super NEAPs’ and less LEAPs and LAPs.  

d) Compartmentalising is supported – creates a more useable space all year round and 
limits dog fouling 

e) Older children should benefit from a specifically designed play area that meets their 
needs and abilities 

f) Buffer zones of 20m (LEAPs) and 30m (NEAPs) should be provided 
g) Community consultation with options on design should take place prior to installation 
h) Open Space, Sports and Recreational Assessment 2017 requires 2.6 indoor courts per 

10,000 population = requirement of 3 court multi-purpose, flexible sports and recreational 
space on West Corby (separate from the community school provision) 

i) Green Space, Allotments and Community Gardens: 

 Informal Parks and Gardens – 0.8ha per 1000 people 
 Amenity Green Space – 0.6ha per 1000 people 
 Natural and Semi Natural Green Space – 1.8ha per 1000 people 
 Allotments and Community gardens – 0.2ha per 1000 people 
 CBC would consider contribution to offsite facilities in lieu of the above (e.g. East 

Carlton Country Park) 

j) Public Art - £83 per dwellinghouse = £375,000 

- Following the consultation response, the applicant met with the Council to discuss the 
requirements in greater detail. Those discussions included a programme for drafting 
Design Codes and the submission of Reserved Matters. Discussions have been also 
entered about the sought contribution to off-site facilities as part of the s106 viability 
negotiations. These are dealt with at Section 7 of this report. 

External 

5.7. Northamptonshire County Council (NCC) Archaeology 

- (18/05/2017) – Objection. Insufficient trial trenching has been undertaken to date, which 
leads to an inability to ascertain whether the proposals would detrimentally impact on a 
heritage asset. Trenching at 1-2% across the whole site needs to be undertaken and a 
mitigation strategy based on this developed. A phased approach to this trenching, as set 
out within Chapter 7 of the Environmental Statement, is not accepted. 

- Further work has been undertaken in conjunction with advice from NCC Archaeology. This 
included trial trenching at 1% of the total site area and various meetings with NCC 
Archaeology to discuss the contents of a revised report. This led to the submission of 
Archaeological Field Evaluation Report on 31/08/2018. 

- (26/09/2018 – No Objection. Recommend imposition of condition securing a Scheme of 
Archaeological Resource Management. 

- Summary of Development Management Response: Agreed with approach established in 
negotiation with NCC Archaeology. Relevant conditions included in recommendation. 

5.8. Historic England 
- (14/05/2017) – Objection. Archaeological mitigation not considered robust enough. Phased 

approach to trial trenching not accepted in this instance as without site-wide assessment it 
is not possible to agree the Parameter Plans subject to this application. 

- Further work has been undertaken in conjunction with advice from NCC Archaeology. This 
included trial trenching at 1% of the total site area and various meetings with NCC 
Archaeology to discuss the contents of a revised report. This led to the submission of 
Archaeological Field Evaluation Report on 31/08/2018. 

- (28/09/2018 – No Objection. Recommend imposition of condition securing a Scheme of 
Archaeological Resource Management. 
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- Summary of Development Management Response: Agreed with approach established in 
negotiation with Historic England. Relevant conditions included in recommendation. 

5.9. NCC Highways: 

- (05/05/2017) Objection for the following reasons: 
a) Insufficient information contained within the Transport Statement.  
b) Need to use the updated NSTM2 and the latest version of TEMPRO with a comparison 

between the two taken first to establish if issues exist 
c) ATC Surveys need updating 
d) Internalisation levels queried 
e) Validation of base model used in formation of Transport Assessment required 
f) Wider study area requires assessment (specifically the A6003/A43/A14 corridor, but also 

the wider Corby area) 
g) Improved information on bus services to towns other than Corby required 
h) Review of Travel Plans required 

- Following this response, the applicant has engaged with the Local Planning Authority, NCC 
Highways and Highways England to overcome the concerns. This has led to remodelling 
using both NSTM2 (local network) and VISSIM (A14 impacts), re-assessment of the impacts 
of the proposal (incorporating a wider study area), a revised package of mitigation measures 
and the submission of a revised Transport Assessment (31/08/2018). 

-  (12/08/2019) No Objection. NCC Highways consider that with appropriate mitigation the 
application will avoid having a severe impact on the local highway network in terms of the 
residual cumulative impact of the development traffic. Several conditions and S.106 
obligations are required by NCC Highways to ensure that the proposed mitigation measures 
are implemented in a timely manner, and that the three access arrangements are brought 
forward in accordance with the agreed approaches. These conditions/s.106 obligations 
relate to the following matters: 

a) Condition - Southern Access (A6003/Danesholme Roundabout – shown indicatively on 
WSP Drawing No. 9033-SK-064-A) 

b) Condition - Northern Access (A6003 signalised junction – shown indicatively on WSP 
Drawing No. 9033-SK-057-C) 

c) Condition - A427 Access and Link Road (Shown indicatively on WSP Drawing No. 9003-
SK-036-G) 

d) Condition - Dual Carriageway and High Street Junctions 
e) Condition - Completion of High Street, second loop road and public transport 

infrastructure 
f) Conditions - Walking and Cycling provision 
g) Conditions - A6003/A427 (BP Roundabout – shown indicatively on WSP Drawing No. 

9033-SK-024-E) 
h) Condition - A6003/Rockingham Road (shown indicatively on WSP Drawing No. 9033-

SK-058-C) 
i) Condition - A6003/Uppingham Road/Vian Way (shown indicatively on WSP Drawing No. 

9003-SK-090-A) 
j) Condition - Oakley Hay Roundabout (shown indicatively on WSP Drawing No. 9033-GA-

001-B) 

k) Condition - A6003/A43 (proposals to be submitted) 
l) Condition - A43/Rockingham Road (proposals to be submitted) 
m) Condition - A14 Junction 7 (proposals to be submitted) 
n) Condition - Car Parking 
o) Condition - Construction Traffic Management Plan (CTMP) 
p) Condition - Private Streets 
q) Condition - Public Rights of Way 
r) S.106 – Public Transport contribution (£2.8m payable over a 21-year period) 
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s) S.106 – A427 Westcott Way/Elizabeth Street (financial contribution of £138,000 
based on design shown indicatively on WSP Drawing No. 9033-SK-087-A) 

t) S.106 - A43/Weekley Wood Avenue/Glendon Road (Hamburger Junction – 
financial contribution of £104,374 based North Northamptonshire Joint Planning 
Delivery Unit’s ‘A43 Study’) 

u) S.106 - Unforeseen impacts fund of £250,000 (to focus on impacts that are not 
foreseen at this stage) 

v) S.106 – Travel Plans (including £3,000 TP monitoring fee) 
w) S.106 – Monitoring fee of £5,000 

- Summary of Development Management Response: Agreed with approach established in 
negotiation with NCC Highways. Relevant conditions included in recommendation. 

5.10. Highways England: 

- (25/05/2017) Objection. Concern about impact on wider transport network (specifically the 
corridor to J7 of the A14. Require junction assessments along that route and provision of 
mitigation measures to overcome any issues raised. 

- Following this response, the applicant has engaged with the Local Planning Authority, NCC 
Highways and Highways England to overcome the concerns. This has led to remodelling 
using both NSTM2 and VISSIM, re-assessment of the impacts of the proposal (incorporating 
a wider study area), a revised package of mitigation measures and the submission of a 
revised Transport Assessment (31/08/2018). 

- (16/08/2019) No Objection. No objection subject to a recommendation that conditions are 
attached to any planning permission that may be granted associate with the following 
matters: 

a) A14 Junction 7 (shown indicatively on WSP Drawing No. 9033-SK-092-B) 
b) A509/Station Road (shown indicatively on WSP Drawing No. 9033-SK-091-A) 

- Summary of Development Management Response: Agreed with approach established in 
negotiation with Highways England. Relevant conditions included in recommendation. 

5.11. Northamptonshire Police: 

- (26/04/2017) Objection. No information submitted about how Secured by Design principles 
have been adopted in the formation of the planning application. Will seek contributions 
towards CCTV and ANPR through s106 (no detail of financial contribution sought) 

- Following the consultation response being issued the applicant met with the Local Planning 
Authority and several consultees to discuss the points raised. This included a programme 
for drafting Design Codes and the submission of Reserved Matters – during which 
processes matters relating to Secured by Design principles would be addressed. 

- (01/10/2018) - No Objection. Suggest imposition of condition relating to the submission of 
a statement detailing how the development will meet the requirements of Designing Out 
Crime and the NPPF. Seek s.106 contribution towards CCTV provision for the development.  

- Discussions have been also entered about the sought contribution to off-site facilities as 
part of the s106 viability negotiations. These are dealt with at Section 7 of this report. 

- Summary of Development Management Response: Agreed with approach established in 
negotiation with Northamptonshire Police. Relevant conditions included in 
recommendation. Agreed viability position has led to s106 contribution towards CCTV and 
ANPR cameras being included in list of Deferred Contributions. 

5.12. Northamptonshire Fire Officer 

- (11/05/2017) - No objection. Request contribution to fire services (£414,000) and 100 fire 
hydrants to be provided within the site. 

- Following the consultation response, the applicant met with the Council to discuss the 
requirements in greater detail. Those discussions included a programme for drafting Design 
Codes and the submission of Reserved Matters. Discussions have been also entered about 
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the sought contribution to off-site facilities as part of the s106 viability negotiations. These 
are dealt with at Section 7 of this report. 

- Summary of Development Management Response: Agreed with approach established in 
negotiation with Northants Fire Officer. Relevant s106 obligations included in 
recommendation. 

5.13. Environment Agency: 

- (23/05/2017) - Objection for the following reasons: 

a) Require sign off from Anglian Water 
b) Inadequate Flood Risk Assessment (lack of appropriate consideration of climate change 

impact) 
c) Unacceptable flood risk downstream 
d) Lack of information provided in relation to surface water strategy 

- Following the consultation response being issued the applicant has submitted a Drainage 
Impact Report and revised Flood Risk Assessment (03/09/2017) 

- 26/02/2019) No Objection. Seek inclusion of condition relating to approved plans RA 
5845U/MP01 (Master Plan)  

- Summary of Development Management Response: Agreed with approach established in 
negotiation with Environment Agency. Relevant conditions included in recommendation. 

5.14. Anglian Water 

- (24/05/2017) No Objection. Inadequate Flood Risk Assessment and lack of a foul water 
strategy and surface water strategy sufficiently robust to sign off. Suggested objection to be 
removed once Environment Agency were content. 

- Following the consultation response being issued the applicant submitted a Drainage 
Impact Report and revised Flood Risk Assessment (03/09/2017) and additional supporting 
information and clarifications following a meeting with the Environment Agency on 5th 
February 2019. Anglian Water have not updated their consultation response.  

- Summary of Development Management Response: Agreed with approach established in 
negotiation with Anglian Water. Relevant conditions included in recommendation. 

5.15. Local Lead Flood Authority (LLFA) 

- (16/05/2017) – No Objection. Recommend imposition of conditions relating to surface 
water drainage, a maintenance plan and link to the Flood risk Assessment for all subsequent 
Reserved Matters applications 

- (23/09/2018) – No objection or further comments. 
- Summary of Development Management Response: Agreed with approach established in 

negotiation with LLFA. Relevant conditions included in recommendation. 

5.16. Natural England  

- (15/05/2017) - No objection. Recommend imposition of conditions relating to an updated 
badger survey, green infrastructure strategy and management plan. 

- Following the consultation response, the applicant met with the Council to discuss the 
requirements in greater detail. Those discussions included a programme for drafting a 
Green Infrastructure Strategy and Management Plan, the Masterplan for the site, Design 
Codes and the submission of Reserved Matters. This led to the submission of an updated 
Environmental Statement Ecology Chapter (Chapter 9) on 31/08/2018) 

- (19/09/2018) – No objection. Raised importance of Green Infrastructure Strategy, doubts 
about the robustness of the submitted Biodiversity Management Plan, the importance of 
creating links between Sinawe Wood and Sinawe Barn Plantation and ensuring that Green 
Infrastructure plays an important role within cycle routes and footpaths. 

- Summary of Development Management Response: Agreed with approach established in 
negotiation with Natural England. Relevant conditions included in recommendation. 
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5.17. NCC Ecology  

- (16/05/2017) – Objection. Insufficient information contained within submission. Matters 
should ideally be dealt with pre-determination Raise question about detail on specific 
badger setts. Recommend imposition of conditions relating to ecological and landscape 
strategies. 

- Following the consultation response, the applicant met with the Council to discuss the 
requirements in greater detail. Those discussions included a programme for drafting a 
Green Infrastructure Strategy and Management Plan, the Masterplan for the site, Design 
Codes and the submission of Reserved Matters. This led to the submission of an updated 
Environmental Statement Ecology Chapter (Chapter 9) on 31/08/2018) 

- (02/10/2018) – Objection. Though the amended information overcomes some of the 
concerns raised previously, the Green Infrastructure Strategy is still sought pre-
determination of the application. Recommend imposition of conditions relating to 
Construction Environment Management Plan, the creation of links between Sinawe Wood 
and Sinawe Barn Plantation, further information in relation to great crested newts, bats, and 
badger licences, provision of an Ecological Clerk of Works, a badger tunnel under the 
northern access road, and a Landscape Environment Management Plan. 

- Summary of Development Management Response: Do not agree with approach proposed 
by NCC Ecology in relation to the submission of details pre-determination of this application. 
Relevant conditions included in recommendation will enable sufficient CBC control on those 
matters to ensure that an appropriate form of development comes forward. 

5.18. Northamptonshire Badger Group  

- (28/04/2017) - No objection. Recommend imposition of conditions relating to ecological 
surveys and landscape strategy to be approved prior to the agreement of any Masterplan 
for the site. 

- Summary of Development Management Response: Relevant conditions included in 
recommendation. 

5.19. NCC Minerals and Waste  

- (11/05/2017) Objection. The site is within a Minerals Safeguarding Area. Chapter 16 of the 
Environmental Statement does not go far enough in detailing how the loss of the minerals 
opportunity is acceptable in this instance. 

- Following the consultation response being issued the applicant has advised further of the 
contents of the submitted Environmental Statement (Appendix 5) that had not been 
referenced in the consultation response. 

- Summary of Development Management Response: Applicant has outlined why it is not 
possible to bring forward the development without sterilising the resources within the 
Minerals Safeguarding Area. They have robustly established that the benefits of the 
development clearly outweigh the potential benefits of mineral extraction on the site (as set 
out in Section 7, below). As the two are mutually exclusive, it is appropriate to favour the 
scheme with a higher degree of public benefit; in this instance that relates to the West Corby 
Sustainable Urban Extension. 

5.20. Sports England 

- (05/05/2017) Objection. Insufficient information provided on indoor sports facilities. Query 
the provision of cricket pitches vs local need as evidenced by the Playing Pitch Strategy. 
Require offsite contributions to indoor sports (£1,600,000), swimming pools (£1,900,000) 
and artificial grass sports (£320,000) 

- Following the consultation response, the applicant met with the Council to discuss the 
requirements in greater detail. Those discussions included a programme for drafting Design 
Codes and the submission of Reserved Matters. Discussions have been also entered about 
the sought contribution to off-site facilities as part of the s106 viability negotiations. These 
are dealt with at Section 7 of this report. 
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- Summary of Development Management Response: Applicant has met with CBC Culture 
and Leisure, as well as CBC Planning, to discuss provision on the site. The proposed 
details, as set out in Section 7 below, are considered acceptable. Relevant conditions 
included in recommendation. The s106 contributions sought are included within the list of 
Deferred Contributions within the current draft of the s106 Agreement as a result of the 
agreed Viability position. 

5.21. Ramblers Association  

- (15/05/2017) - No objection. Request improved connections to existing footways to the 
south and improvements to existing footpaths and bridleways to be secured via condition 
or s106 Agreement. 

- Following the consultation response, the applicant met with the Council to discuss the 
requirements in greater detail. Those discussions included a programme for drafting Design 
Codes and the submission of Reserved Matters. Discussions have been also entered about 
the sought contribution to off-site facilities as part of the s106 viability negotiations. These 
are dealt with at Section 7 of this report. 

- Summary of Development Management Response: Agreed with approach established in 
negotiation with NCC Archaeology. Relevant conditions included in recommendation. 

5.22. NCC Libraries  

- (11/05/2017) - No objection. Request contributions to library services based on a unit cost 
per unit size. 

- Following the consultation response, the applicant met with the Council to discuss the 
requirements in greater detail. Those discussions included a programme for drafting Design 
Codes and the submission of Reserved Matters. Discussions have been also entered about 
the sought contribution to off-site facilities as part of the s106 viability negotiations. These 
are dealt with at Section 7 of this report but result in their inclusion in the list of Deferred 
Contributions. 

- Summary of Development Management Response: Relevant obligations included in s.106 
draft 

5.23. NCC Education  

- (11/05/2017) - No objection. Request contribution of £21,000,000 for Primary Schools (7 
forms of entry split over three sites) and a unit cost per unit size contribution for a 6-form 
entry Secondary School and Sixth Form College. 

- Following the consultation response, the applicant met with the both Councils to discuss the 
requirements in greater detail. Those discussions included a programme for drafting Design 
Codes and the submission of Reserved Matters. Discussions have been also entered about 
the sought contribution to off-site facilities as part of the s106 viability negotiations. These 
are dealt with at Section 7 of this report. 

- Summary of Development Management Response: Agreed with approach established in 
negotiation with NCC Education. Relevant s106 obligations are included in the current draft 
Agreement. 

5.24. National Health Service and Corby Clinical Commissioning Group joint response 

- No objection. Request contribution based on unit cost per unit size and/or the provision of 
suitable land and/or buildings within the site. 

- Summary of Development Management Response: Agreed with approach established in 
negotiation with CCG and NHS. Relevant obligations included in s106 draft. 

5.25. Middleton Parish Council 

- (13/06/17) Objection for the following reasons: 

a) Impact on highway network in surrounding area 
b) Specific concerns about impact on A427/A6003 (BP) Roundabout 
c) Specific concerns about impact on Rockingham Road/Uppingham Road Roundabout 
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d) Suggestion that A6003 might need to be dualled to ensure capacity 
e) Specific concern about impact on the B670 (through Cottingham and Middleton) 
f) Impact of additional traffic on structural integrity of Listed Buildings within Middleton 
g) Impact on air quality through increased traffic 
h) Northern access to A427 should be brought forward in development phasing to reduce 

impact on A427/A6003 Roundabout 
i) Southern access should be provided from Oakley Hay Roundabout to avoid all the traffic 

using the A6003 

- Following this response, the applicant has engaged with the Local Planning Authority, NCC 
Highways and Highways England to overcome the concerns. This has led to remodelling 
using both NSTM2 and VISSIM, re-assessment of the impacts of the proposal (incorporating 
a wider study area), a revised package of mitigation measures and the submission of a 
revised Transport Assessment (31/08/2018). A briefing session was provided for Members 
of the Parish Council both before and following the additional assessment work. 

- (12/11/2018) – Objection for the following reasons: 

a) Insufficient mitigation of the vehicle movements associated with the development 
b) The site is not integrated with the existing town of Corby 
c) Impact on the B670 and A427 
d) Impact of increased traffic on water leaks 
e) Corby doesn’t need this development to maintain a 5-year housing land supply 
f)  Insufficient affordable housing provision 
g) Public transport links should be provided to Market Harborough and Leicester as well as 

Corby and Kettering 
h) All new dwellings should have electric charging points 

- Summary of Development Management Response: The applicants have met with the 
Parish Councils to discuss their concerns and ensure that they were considered as part of 
the revised transport modelling undertaken with NCC Highways and Highways England. 
The result of that work is set out within Section 7 of this report. It is considered that this 
represents a robust and deliverable set of mitigation measures appropriate to the 
development proposed and its impacts. Relevant conditions and s106obligations are 
therefore included in the recommendation. 

5.26. Rockingham Parish Council 

- (18/06/17) - Objection for the following reasons: 

a) Impact on highway network in surrounding area 
b) Specific concerns about impact on A427/A6003 (BP) Roundabout 
c) Specific concerns about impact on Rockingham Road/Uppingham Road Roundabout 
d) Suggestion that A6003 might need to be dualled to ensure capacity 
e) Specific concern about impact on the B670 (through Cottingham and Middleton) 
f) Impact of additional traffic on structural integrity of Listed Buildings within Middleton 
g) Impact on air quality through increased traffic 
h) Northern access to A427 should be brought forward in development phasing to reduce 

impact on A427/A6003 Roundabout 
i) Southern access should be provided from Oakley Hay Roundabout to avoid all the traffic 

using the A6003 
j) Construction traffic coming from North Leicestershire should make use of A46/M1/A14 

or A47/A43 routes, rather than the A6003 to avoid congestion and impact on 
Rockingham, Uppingham and Caldecott 

- Following this response, the applicant has engaged with the Local Planning Authority, NCC 
Highways and Highways England to overcome the concerns. This has led to remodelling 
using both NSTM2 and VISSIM, re-assessment of the impacts of the proposal 
(incorporating a wider study area), a revised package of mitigation measures and the 
submission of a revised Transport Assessment (31/08/2018). A briefing session was 
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provided for Members of the Parish Council both before and following the additional 
assessment work. 

- (10/11/2018) – Objection for the following reasons: 

a) Mitigation measures unacceptable 
b) Vian Way should be a roundabout 
c) Worsening of the existing problems on the BP Garage exit onto the A6003 
d) Daneshome roundabout should have a suitable crossing for the horse riders using the 

bridleway through the site 
e) Northern access should link with the Cottingham junction on the A427 to avoid additional 

junctions 
f) Corby doesn’t need this site to maintain a 5-year housing land supply 
g) Insufficient affordable housing provision 
h) Improved public transport proposals should be sought 
i) Insufficient electric charging points proposed 

- Summary of Development Management Response: The applicants have met with the 
Parish Councils to discuss their concerns and ensure that they were considered as part of 
the revised transport modelling undertaken with NCC Highways and Highways England. 
The result of that work is set out within Section 7 of this report. It is considered that this 
represents a robust and deliverable set of mitigation measures appropriate to the 
development proposed and its impacts. Relevant conditions and s106obligations are 
therefore included in the recommendation. 

5.27. East Carlton Parish Council 

- (16/06/17) Objection for the following reasons: 

a) Northern access onto the A427 should be a Roundabout 
b) A427 should be subject to a speed reduction from 60mph to 50mph from beyond East 

Carlton to the A427/A6003 Roundabout 
c) Highways impact assessment should be based on 7,500 homes (thus included the land 

to the North of the site identified as being for ‘future growth’ 
d) 7.5 tonne weight restriction through East Carlton, Middleton and Cottingham is not 

enforced 
e) Pedestrian crossing of the A6003 should be via underpasses to avoid congestion caused 

by surface-level controlled crossing points 
f) Restrictions are needed at each end of the B670 to prevent construction traffic using that 

route 
g) Position of employment area is a concern in relation to visual impact 
h) Height of employment area should be further limited (i.e. 15m instead of 20m) 
i) Employment area should only be small units not warehouses 
j) Increased visitor numbers for East Carlton Country Park – the development should 

provide contribution to improve the car parking arrangements, toilet facilities and 
pedestrian pathways (end of Phase 1 - £230,000 should be provided 

- Following this response, the applicant has engaged with the Local Planning Authority, NCC 
Highways and Highways England to overcome the concerns. This has led to remodelling 
using both NSTM2 and VISSIM, re-assessment of the impacts of the proposal (incorporating 
a wider study area), a revised package of mitigation measures and the submission of a 
revised Transport Assessment (31/08/2018). A briefing session was provided for Members 
of the Parish Council both before and following the additional assessment work. 

- Summary of Development Management Response: The applicants have met with the 
Parish Councils to discuss their concerns and ensure that they were considered as part of 
the revised transport modelling undertaken with NCC Highways and Highways England. 
The result of that work is set out within Section 7 of this report. It is considered that this 
represents a robust and deliverable set of mitigation measures appropriate to the 
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development proposed and its impacts. Relevant conditions and s106obligations are 
therefore included in the recommendation. 

 
5.28. Cottingham Parish Council 

- (12/11/2018) – Objection for the following reasons: 

a) Corby doesn’t need this development to maintain a 5-year housing land supply 
b) The proposal is not an integrated part of Corby town 
c) Impact on strategic road network 
d) West Corby should deliver a western relief road 
e) Doesn’t cater for local housing need 
f) Insufficient affordable housing provision 
g) The northern link road should link with the existing Cottingham Road to avoid additional 

junctions along the A427 
h) Concerns about the safety of the proposed access junctions 
i) Worsening of the existing problems at the exit from the BP garage onto the A6003 
j) A6003 should be duelled to cater for the increased traffic flow 
k) Vian Way proposals will result in increased journey time 
l) Will result in Cottingham being used as a ‘rat run’ 
m) Insufficient electric charging provision 

- Summary of Development Management Response: The applicants have met with the 
Parish Councils to discuss their concerns and ensure that they were considered as part of 
the revised transport modelling undertaken with NCC Highways and Highways England. 
The result of that work is set out within Section 7 of this report. It is considered that this 
represents a robust and deliverable set of mitigation measures appropriate to the 
development proposed and its impacts. Relevant conditions and s106obligations are 
therefore included in the recommendation. 

5.29. Kettering Borough Council  

- (15/05/2017) – No objection subject to detailed consideration of highways, landscape 
visual impact and the satisfaction of statutory consultees. 

- Summary of Development Management Response: The application is considered to have 
mitigated against any detrimental highways, landscape and visual impact to the satisfaction 
of both CBC as local planning authority. 

5.30. North Northamptonshire Joint Planning Delivery UNIT (NNJPDU) 

- No objection. Advice provided in relation to green infrastructure, design and transport 
matters. 

- Summary of Development Management Response: The application is considered to have 
mitigated against any detrimental highways, landscape and visual impact to the satisfaction 
of both CBC as local planning authority. 

5.31. Rutland County Council  
- (12/12/2018) Objection. Concerns were raised in relation to the impact of the proposal on the 

highway network in the adjoining highway authority area.  
- Through consultation with Northamptonshire Highways, Corby Borough Council did not consider the 

concerns raised warranted further work by the developers. However, the developers wanted to 
ensure that a robust response was provided and undertook additional transport assessment work 
beyond the scope agreed with Northamptonshire Highways to ensure that Rutland County Council’s 
concerns were addressed. This led to the submission of several additional Transport Notes, the last 
of which (dated 12th March 2019) sought to finalise the discussion. 

- (25/04/2018) No Objection. Initial concerns were raised in relation to the Transport Assessment and 
impact on highways within Rutland. Following additional work undertaken by the developer, RCC 
has confirmed that they no longer object to the scheme. 

- Summary of Development Management Response: The applicants have met with Rutland 
County Council to discuss their concerns and ensure that they were considered as part of 
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the revised transport modelling undertaken with NCC Highways and Highways England. 
The result of that work is set out within Section 7 of this report. The modelling of the impact 
of West Corby at key junctions within Rutland demonstrated that no mitigation was 
necessary. 

5.32. 37 Objections have been received which have been summarised and set out in the table below, 
along with the section of the report in which those matters are considered: 

Issue Raised Paragraphs (Summary) 
Impact on local highways 
network 

7.57 – 7.68 (It is considered that the development will 
mitigate its impact on the local highway network in a 
suitable manner) 

Impact on strategic 
highways network 

7.57 – 7.68 (It is considered that the development will 
mitigate its impact on the local highway network in a 
suitable manner) 

Convergence between 
settlements 

7.1 – 7.12 (The site is allocated within the JCS and 
will not result in the convergence of settlements) 

Impact of chicken farm 
approval and potential for 
more housing to come 
forward on that site 

3.2 – 3.3 (The extant, implemented scheme has been 
considered not to represent an issue to this 
application) 

Development of green 
field site when brownfield 
sites exist elsewhere 

7.1 – 7.12 (The site is allocated within the JCS) 

Impact on local amenities 7.24 – 7.38 (The application will have a net minor 
positive impact on local amenities through the 
provision of on-site community infrastructure) 

Impact on Character of 
Pipewell Conservation 
Area 

7.39 – 7.42 (The site is removed from Pipewell 
geographically and the Environmental Statement 
establishes no visual impact 

Impact on local 
environment and wildlife 

7.47 – 7.56 (The proposal will have a net positive 
impact on the environment, including wildlife, through 
appropriate green infrastructure) 

Land to the South of 
Corby should be made 
use of instead 

7.1 – 7.12 (The site is allocated within the JCS) 

Detrimental visual impact 7.43 – 7.46 (The Environmental Statement 
establishes no detrimental visual impact) 

There is no need for the 
new housing 

7.26 – 7.31 (The housing needs has been established 
within the adopted JCS, which also allocates this site 
for this form of development) 

Lack of jobs available for 
new residents 

7.25 (The proposals include sufficient employment 
land to cater for the needs of the development, as 
well as provided opportunities for existing residents of 
Corby and the surrounding area) 

Negative impact on older 
parts of Corby as a result 
of better housing on the 
new sites 

7.24 – 7.38 (The application is allocated within the 
JCS and has provided evidence that it will have a net 
positive impact on Corby and the surrounding area) 

Lack of communication 
about the proposals 

6.1 – 6.3 (The application has been subject to 
considerable consultation that goes beyond that 
which is required by Statute) 

Lack of available public 
services to cater for the 
new population 

7.94 – 7.98 (The application contains sufficient 
community infrastructure to cater for its needs, as 
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evidenced by the consultation responses from 
relevant organisations) 

Lack of effort in 
community building by 
landowners 

7.99 – 7.102 (The applicant has expressed a desire to 
play an active role in the building of a new 
community; something that CBC will play a role in 
through condition/obligation discharge) 

Overdevelopment of the 
site 

7.13 – 7.17 (The quantum of development is 
appropriate to its size and commensurate with the 
requirements of Policy 32 of the JCS) 

Needs to be accompanied 
by improvements to town 
centre infrastructure and 
shops 

7.24 – 7.38 (The Socio-Economic chapter within the 
Environmental Statement establishes a net positive 
impact on retail provision and the economy in Corby) 

Lack of health 
infrastructure in existing 
town will be exacerbated 

7.32 and 7.94 - 7.98(This development will meet its 
needs in terms of health infrastructure, which is all 
that can be asked of it by law) 

Should include a new 
hospital to serve North 
Northamptonshire 

7.32 and 7.94 - 7.98 (This development will meet its 
needs in terms of health infrastructure, which is all 
that can be asked of it by law) 

Poor links to the town 
centre amenities 

7.57 – 7.68 (The development will provide bus 
subsidies to ensure routes to the Town Centre and 
employment areas, as well as enhanced 
footway/cycleways on key routes) 

Light pollution created by 
the development 

7.78 – 7.80 (The Environmental Statement concludes 
that there will be no substantive impact on the 
environment as a result of light pollution) 

Pollution of water courses 7.52 – 7.56 (The Environmental Statement concludes 
that there will be no substantive impact on the 
environment as a result of pollution of water courses) 

 
6. Advertisement/Representation: 
6.1. Site Notice – Attached to lamp posts outside of the site on 25th April 2017. Following the 

submission of an Addendum Environmental Statement in August 2018, a second round of 
consultation was undertaken no 27th September 2018, which included the display of further site 
notices. 

6.2. Public Notice (ET) – Published in the Evening Telegraph 17st April 2017. Following the submission 
of an Addendum Environmental Statement in August 2018, a second round of consultation was 
undertaken, which included the publication of a further notice in the Evening Telegraph on 06th 
September 2018. 

6.3. Neighbour Notifications were hand delivered to residential properties in East Carlton, Middleton, 
Cottingham and a large section of Western Corby (i.e. those parts which are closest to the 
application site) on 25th April 2017 and 27th September 2018. A full list has not been reproduced 
here in the interests of brevity. Anyone seeking to access that list may to do via Corby Borough 
Council’s public access system, or through contacting the Planning Service. 

7. Officer’s Assessment: 
Key Determining Issues 

• Principle of Development 
• Masterplan and Parameter Plans 
• Environmental Impact Assessment 
• Socio-Economics 
• Cultural Heritage 
• Landscape and Visual Impact 
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• Minerals Safeguarding Area 
• Ecology and Nature Conservation 
• Water Environment 
• Transport and Access 
• Air Quality 
• Noise and Vibration 
• Agricultural Land 
• Artificial Lighting 
• Land Contamination 
• Community Facilities 
• Retail Impact Assessment 
• Viability and S106 Contributions 

Principle of Development 
7.1. The starting point for decision making on all planning applications is found within Section 38(6) of 

the Planning and Compulsory Purchase Act 2004, which requires local planning authorities to 
determine planning applications in accordance with the Development Plan unless material 
considerations indicate otherwise. The Development Plan for Corby comprises the North 
Northamptonshire Joint Core Strategy (2016) (JCS) and various ‘Saved’ Policies of the Corby 
Borough Local Plan (1997) (Local Plan). 

7.2. The Government published a revised National Planning Policy Framework (NPPF) in February 
2019. As per the previous iteration, this document sets out the Government’s planning policies 
for England and how these are expected to be applied. It provides a framework within which local 
people and local planning authorities can produce their own distinctive local and neighbourhood 
plans, which reflect the needs and priorities of their communities. Given the age of the adopted 
Development Plan documents, where there are discrepancies between it and the new NPPF it is 
appropriate to consider only the NPPF. 

7.3. At the heart of the Framework is a presumption in favour of sustainable development – Local 
Planning Authorities should approve proposals that accord with an up-to- date Development Plan 
and, alongside saved local plan policies and to which the relevant Strategic Policies will align, it 
too seeks to secure high quality design and a good standard of amenity for all existing and future 
occupants of land and buildings, as well as taking account of the character of different areas. 

7.4. The key parts of the NPPF (2019) in relation to this proposal are as follows: 

• NPPF Section 5 – Delivering a sufficient supply of homes; 
• NPPF Section 6 – Building a strong, competitive economy; 
• NPPF Section 8 – Promoting healthy and safe communities; 
• NPPF Section 9 – Promoting sustainable transport; 
• NPPF Section 11 – Making effective use of land; 
• NPPF Section 12 – Achieving well-designed places; 
• NPPF Section 14 – Meeting the challenge of climate change, flooding and coastal change; 
• NPPF Section 15 – Conserving and enhancing the natural environment; 
• NPPF Section 16 – Conserving and enhancing the historic environment; 
• NPPF Section 17 – Facilitating the sustainable use of minerals. 

7.5. Section 5 sets out the Government’s ambitions to significantly boost the supply of homes of all 
kinds, including affordable units, to meet the needs of the locality and country as a whole. It places 
great emphasis on this and places an obligation on local planning authorities to maintain a steady 
supply of housing land as well as delivering on a year by year basis. West Corby, as a strategic 
housing site, plays a critical role in the area’s ability to deliver housing growth in line with the 
adopted Development Plan. 
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7.6. Failure to maintain a five-year housing land supply would result in the ‘presumption in favour of 
sustainable development’ being applied in accordance with the NPPF. This would mean that 
permission should be granted for proposals unless the ‘adverse impacts of doing so would 
significantly and demonstrably outweigh the benefits when assessed against the policies in [the 
NPPF] taken as a whole’ or ‘specific policies in [the NPPF] indicate development should be 
restricted. This could lead to speculative and inappropriate applications in relation to the overall 
spatial strategy of the JCS that the council would have limited ability to refuse. Maintaining the 
borough’s five-year supply of housing is therefore critical to the success of the local plan and in 
maintaining control over planning decisions in accordance with the plan – and West Corby is 
needed to maintain this land supply. 

7.7. The NPPF (2019) introduced a new housing delivery test which assesses housing delivery 
performance over a rolling three-year period. Where delivery falls below 95% of the housing 
requirement local planning authorities will be required to prepare an action plan to assess the 
causes of under delivery and identify actions to increase delivery in future years. Where delivery 
over a three-year period relative to local plan housing targets drops below 75% then the 
‘presumption in favour of sustainable development’ would apply. There is a clear government 
priority on delivering housing and it is important that the council is proactively engaged in ensuring 
timely delivery of housing on suitable sites – particularly those of a strategic nature such as West 
Corby. 

7.8. The application includes a considerable provision of employment land and as such Section 6 is 
relevant, in that is identifies the importance placed by the Government on ensuring that housing 
delivery runs together with job creation. 

7.9. Section 12 requires development to demonstrate good design and establishes that LPAs, when 
determining planning applications, should ensure that development:  

• Will function well and add to the overall quality of the area; 
• Is visually attractive as a result of good architecture, layout and appropriate and effective 

landscaping; 
• Is sympathetic to local character and history without discouraging appropriate innovation or 

change (including increased densities); 
• Results in a strong sense of place; 
• Optimises the potential of the site; 
• Creates places that are safe, inclusive and accessible. 

7.10. Policy 1 of the JCS (2016) establishes at a local level the ‘presumption in favour of sustainable 
development’ set out within Paragraph 11 of the NPPF (2019). It requires that local planning 
authorities work proactively to deliver housing development in designated growth areas. Corby is 
identified as a Growth Town and as such is committed to providing strategic levels of housing. 

7.11. Policy 32 of the JCS (2016) as set out above, details how a certain proportion of the housing 
demand identified for Corby is to be delivered through a single sustainable urban extension at 
West Corby. It sets criteria for how that development should be brought forward. It allocates the 
site for development and establishes that it will not result in a convergence of settlements. 

7.12. This scheme would contribute towards the housing targets outlined within Policies 28 and 29 of 
the JCS (2016) in a manner that is compliant with core planning principle within the NPPF (2019) 
and Development Plan. As such the presumption in favour of sustainable development is 
applicable and the application is considered acceptable in principle and will assist the Council in 
maintain its 5-year housing land supply. 

Masterplan and Parameter Plans 
7.13. As an Outline application, the list of plans to be approved at this stage are necessarily short. They 

are limited to: 

- the Location Plan; 
- the Masterplan;  
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- Parameter Plan – Proposed Land Use; 
- Parameter Plan – Proposed Maximum Building Heights; 
 

7.14. These plans accord with the discussion held at pre-application stage and are the basis on which 
the Environmental Impact Assessment has been taken. They allow for a broadly rectangular 
development with a loop road connecting the Southern and Northern accesses, with a mixed-use 
high street linking them to the A427 Northern Link Road and Access. On top of this base layout 
are imposed residential parcels, employment parcels, schools and open space (etc) as part of the 
Land Use Parameter Plan (Drawing No. RA5845U/PP01). 

7.15. The Maximum Building Heights Parameter Plan (Drawing No. RA5845U/PP02) then establishes 
basic guidance on where the applicant proposed higher structures to be located (principally within 
the employment area, the secondary school and along the Mixed- Use High Street.  

7.16. The plans are then used to help form the Masterplan (RA5845U/MP01), submitted indicatively 
with the planning application. This document gives a greater insight into the thinking behind the 
internal layouts prescribed in the Land Use Plan; with some of the secondary streets identified 
alongside SUDs, woodland, and the two Local Centres.  

7.17. The broad details contained within these plans is considered to represent a reasonable layout 
that will enable the development to come forward in a policy-compliant manner. As they form the 
basis of the Environmental Impact Assessment, the approval will be conditioned to ensure future 
Reserved Matters Application come forward in broad accordance with them. 

 Environmental Impact Assessment 
7.18. Under the Town and Country Planning (Environmental Impact Assessment) Regulations 2017 

(“EIA Regs, 2017”) there is a requirement to ‘screen’ certain types of major development or other 
industrial, agricultural schemes to ascertain whether they would have significant environmental 
effects and are considered to be EIA development. 

7.19. Under Schedule 2 of the EIA Regs 2017 there are thresholds and criteria that are applicable to 
certain types of development in order to be ‘Schedule 2 development’. 

7.20. This development would be considered under Category 10(b) ‘urban development project’ and 
the thresholds for this are: 

- The development includes more than 1 hectare of urban development which is not 
dwellinghouse development; 

- The development includes more than 150 dwellings 
- The overall area of the development exceeds 5 hectares. 

7.21. The proposed development exceeded these thresholds and so was considered to be Schedule 2 
development that required screening in order to ascertain whether the development required an 
Environmental Impact Assessment (“EIA”). The project was screened by the Council (prior to the 
application being submitted) and the Council concluded at that time that the site and proposals 
necessitated an EIA. 

7.22. A request for an EIA Scoping Opinion was issued to the Council and a subsequent Scoping 
Opinion adopted by the Council. This established the need for the EIA to cover the following 
disciplines in its review of the impact of the proposals: 

- Socio-Economics; 
- Cultural Heritage; 
- Landscape and Visual Impact; 
- Ecology and Nature Conservation; 
- Water Environment; 
- Transport and Access; 
- Air Quality; 
- Noise and Vibration; 
- Agricultural Land; 
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- Lighting; and 
- Land Contamination. 

 
7.23. The applicant has submitted an Environmental Statement (April 2017) that accords with the 

requirements set out within the adopted Scoping Opinion in structure and has subsequently also 
submitted an Addendum (August 2018) to it in response to various consultation responses 
received. Given the Outline nature of the application, and the inherent centrality of the 
Environmental Statement to the determination of the application, the following sections are laid 
out to accord with the chapters of that document. 

 Socio Economics 
7.24. Chapter 6 of the Environmental Statement considers the impact of the proposals from a socio-

economic perspective. In doing so it considers population numbers, housing requirements, local 
expenditure, employment provision, primary healthcare and education provision (both primary 
and secondary).  

7.25. Starting with job creation, it is clear that the proposed development will have a positive impact on 
the type and number of jobs available within the Borough – initially through the 20+ year 
construction phase (estimated at a total of between 557 and 639 jobs per month), but then into 
the operational phases once the employment area, mixed use areas, schools and health care 
facilities are delivered (estimated at circa 2,625 jobs across a variety of use classes). Alongside 
this will be the indirect employment and economic benefit from supply chain expenditure, etc. 

7.26. In terms of population and housing impact, once the development is into the operational phases 
(i.e. post completion), it is anticipated it will become home to up to 10,665 residents, based on an 
average household size of 2.37 (the current average within CBC area). Thus, the delivery of up 
to 4,500 new homes will have a permanent, major-moderate beneficial impact that is a crucial 
material consideration, particularly having regard to the comments made above about the NPPF’s 
focus on housing delivery. 

7.27. As required by the JCS, the application contains an indicative housing mix, which sets out that 
circa 67% of the total number of general market and affordable dwellings proposed (almost 3,0000 
dwellings) will be 1-3 bedrooms with just over 22%  4 bedroom and 10% 5 bedroom. CBC’s 
Housing Team have been consulted on the proposals and have no objection to them – recognising 
that the proposals are broadly in keeping with the objectively assessed needs as contained within 
the Strategic Housing Market Assessment (SHMA), 2015. 

7.28. Discussions have been held on the viability of the scheme (see Viability and S.106 Section, 
below). Once finalised, this will lead to an agreed percentage of affordable units in Phase 1 of the 
development, and a viability review mechanism to ensure that the greatest possible contribution 
towards affordable housing and other policy compliant requirements is made by the development. 

7.29. As part of the housing provision on site, an element (which is expected to be approximately 100 
units) will be for retirement living accommodation. This ensures that the development meets the 
requirements of the Policy 30 of the JCS (2016) in this regard. 

7.30. Agreement has been reached with the developer for the provision of up to 60 Custom Build units 
within the site – these will be in blocks of no less than 15 units and will enable the application to 
meet the needs identified within Policy 30 of the JCS (2016). 

7.31. A residential population of close to 11,000, coupled with those employed within the development 
will mean that West Corby will generate somewhere in the region of £51m additional spend within 
the local economy. That would represent a 17% increase in retail expenditure within the Borough.  

7.32. The application assumes that all the residents of the development would be new to the area, and 
thus likely to require healthcare registration. In reality a proportion of the residents are likely to 
move into West Corby from existing properties within the area. The approach taken, however, 
enables the development to ensure that it washes its own face in terms of healthcare provision. 
Thus, and as per the joint consultation response from the Corby Clinical Commissioning Group 
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and NHS Northamptonshire, the proposed draft S.106 Agreement allows for a flexible approach 
to the delivery of suitable land and/or buildings and/or a financial contribution based on a unit cost 
per unit size. This will enable the development to have a negligible overall impact on health 
provision (i.e. meeting its own needs). 

7.33. The development proposes the provision of a 6-form entry secondary school, and three primary 
schools with a combined total of up to 7 forms of entry. Northamptonshire Country Council, as 
local education authority, has confirmed that the quantum of schools is sufficient to cater for the 
needs arising from the development, and (in the case of the secondary school) provide for 
expansion land should a need arise within the wider area for additional forms of entry (taking the 
secondary school up to a maximum of 9FE).  

7.34. NCC have advised that the running of the four schools would deliver up to 375 jobs, including 
head teachers, deputy heads, classroom teachers and support staff. 

7.35. Nursery education will also be provided on the site, with each of the primary schools required to 
include pre-school elements ranging from 52 spaces (1st and 2nd primary schools) up to 78 spaces 
in the 3rd primary school should NCC deem it necessary based on up to date data. 

7.36. There would be, as a result, a negligible impact on primary education and a permanent moderate 
beneficial effect on secondary education provision within the Borough. 

7.37. As set out within Chapter 6 of the submitted Environmental Statement and accompanying plans 
and documents, the proposals would have a positive impact from both a social and economic 
perspective on the surrounding area. There are a number of factors that contribute to this positive 
impact, such as the number of jobs that will be created through the 20 year construction phase, 
to the number of jobs created within the employment areas, schools, mixed use areas and 
healthcare facilities, to the provision of much needed primary and secondary school facilities to 
serve the community.  

7.38. It is considered that the applicant has identified the positive impact the proposals will have on the 
surrounding area, enough to illustrate conformity with the requirements of the NPPF (2019) and 
policies 1, 22 28 and 32 of the North Northamptonshire Joint Core Strategy (2016). 

 Cultural Heritage 
7.39. Chapter 7 of the Environmental Statement considers the likely impacts of the development on 

heritage assets – including archaeological remains, Listed Buildings, Historic Landscapes, etc. 
Having been consulted on the application, both Northamptonshire County Council (Archaeology) 
and Historic England objected to the scheme for the following reasons: 

- Insufficient trial trenching was undertaken across the site 
- The proposed mitigation strategy was unsatisfactory 
- Phased approach to additional trial trenching, post determination, was not accepted. 

7.40. Beyond the potential impact on archaeology, both NCC and Historic England were satisfied with 
the contents of the Environmental Statement. This is largely as a result of the lack of Heritage 
Assets within the site, and the distance between it and others in the vicinity (such as Rockingham 
Castle). 

7.41. Following the objections, the developers have undertaken additional trenching work and analysis 
to a specification agreed in advance with NCC’s archaeologist. The findings from this work, 
undertaken by the University of Leicester’s Archaeology Service, were submitted to the Council 
in August 2018 along with the Addendum to the Environmental Statement. Subsequent 
consultation responses were received from both NCC Archaeology and Historic England 
removing their objections – subject to the imposition of conditions relating to the mitigation 
recommendations contained within the revised information submitted. 

7.42. As a result of the additional information contained within the Archaeological Field Evaluation 
Report submitted in August 2018, the application is considered to accord with Policy 2 of the JCS 
(2016), as well as Section 16 of the NPPF (2019). 
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 Landscape and Visual Effects 
7.43. The Landscape and Visual Impact Assessment (LVIA) has considered the potential effects on the 

existing topography, land cover, vegetation, landscape features, landscape character and visual 
receptors. It is based on several consultation events that took place prior to the submission of the 
application, and the feedback from several key stakeholders including (but not limited to) CBC, 
Wildlife Trust and the NNJPDU.  

7.44. As with other elements of the Environmental Statement, Chapter 8, which deals with LVIA, 
considers the impact in terms of the construction phase, the operational phase, and cumulative 
effects. 

7.45. A range of impacts are identified, and appropriate mitigation measures proposed to deal with them 
where necessary. For instance, during the construction phase it is proposed to install protective 
fencing and make use of appropriate working hours on site. In the operational phase, the benefits 
of additional landscaping and tree planting will be felt (secured via condition). 

7.46. The result of which is that the scheme meets the requirements of national and local policy in 
relation to its impact on the landscape of the site and the surrounding area. 

 Ecology and Nature Conservation 
7.47. Chapter 9 of the Environmental Statement contains justification and reports related to the 

ecological impact of the proposed development. Following the consultation period immediately 
after the submission of the application in 2017, the applicant submitted an Addendum to Chapter 
9 that sought to overcome some of the concerns raised (as identified at Section 5). 

7.48. Although the additional information has overcome some of the concerns raised, NCC Ecology 
maintain their objection. They consider that a Green Infrastructure Strategy should be provided 
pre-determination, rather than by condition. They are, however, of the opinion that all other 
matters could satisfactorily be dealt with via condition. 

7.49. Chapter 9, as amended, establishes a robust baseline of ecological information for the site and 
surrounding area. It identifies several residual impacts and provides a clear and reasoned account 
of their severity and mitigation proposed to overcome concerns. Adverse impacts through the 
construction phases will be managed by best practice measures; including the control of site 
drainage, management of pollution events and suppression of construction dust through the 
imposition of a Construction Environment Management Plan (CEMP) condition. 

7.50. Though there will inevitably be habitat loss as a result of the development, this will be off set 
through the re-creation and management of hedgerows, trees, grassland and wetland features. 
Good design of the green infrastructure within the site is therefore of clear importance. Likewise, 
a strong landscape management plan is required to ensure that it is maintained to a very high 
ecological standard.  

7.51. Having considered the submitted information, alongside the consultation responses received, it 
is considered that in this instance a Green Infrastructure Strategy can reasonably be secured via 
condition, along with the other recommendations contained within Chapter 9 of the Environmental 
Statement. The application is Outline with all matters reserved except for the three site accesses. 
It would be unreasonable to secure a GI Strategy in advance of the finalisation of the Masterplan 
– something that will take place through the approval of this application (and securing the 
Masterplan as an Approved Plan). For this reason, and with all due regard to the comments 
received – particularly those from NCC Ecology and the Wildlife Trust - it is considered that the 
proposals are acceptable in so far as they have regard to Policies 4, 19, 21 and 32 of the JCS 
(2016) and Section 15 of the NPPF (2019). 

 Water Environment 
7.52. Chapter 10 of the submitted Environmental Statement contains an assessment of the likely 

significant impacts on the water environment stemming from the development – both at 



 
 

   23 
066 

construction and operation phases. It is informed by a Flood Risk Assessment (FRA), and a 
Surface Water Management Strategy (SWMS). 

7.53. There are three water courses that run through the site in a broad west-east direction, with a 
fourth water course at the southern boundary. The site does not contain any ground water that is 
protected as a source for drinking water. 

7.54. The proposed development attempts to -design-in’ flood risk and surface water drainage 
mitigation measures. This effectively seeks to attenuate any surface water run-off within the 
proposed Sustainable Urban Drainage Systems and drainage features located within the open 
spaces and main built areas of the development. The chapter concludes that, following the 
prescribed mitigation measures being undertaken, the remaining residual effects are negligible in 
their significance. 

7.55. As identified above, consultation responses were received from the Environment Agency 
(Objection), Anglian Water (No Objection) and the Local Lead Flood Authority (“LLFA”) (No 
Objection) to the originally submitted FRA and SWMS.  

7.56. Following the consultation response being issued the applicant has submitted a Drainage Impact 
Report and revised Flood Risk Assessment (03/09/2017). A meeting was held with the 
Environment Agency to work through the various assumptions and calculations forming the basis 
of the submitted information; which led to a revised consultation response being issued from the 
Environment Agency removing their objection to the scheme subject to the imposition of 
conditions relating to the approved plans. This condition, along with those required by the LLFA, 
will therefore ensure that the application is able to meet the requirements of the NPPF (2019) and 
Policy 5 of the JCS. 

 Transport and Access 
7.57. The site lies to the west of Corby and would be accessed via three new junctions. The ‘Southern 

Access’ roundabout with Danesholme would include a Toucan crossing of the A6003 to the north 
of a new roundabout (as shown indicatively on WSP Drawing No. 9033-SK-064-A). This would 
include an element of dual carriageway from the A6003 into the site, up to a signalised junction 
within the development at the ‘High Street’. This access is intended to be the first delivered, to 
serve Phase 1 of the development – a suitably word condition will therefore be required in terms 
of delivery and the number of units it can serve before the second access is delivered. 

7.58. The second access from the A6003, the ‘Northern Access’, would be located just to the south of 
the Water Towers, and comprise a set of traffic signals with the provision for pedestrian and cycle 
crossing of the A6003 (as shown indicatively on WSP Drawing No. 9033-SK-057-C). Again, the 
first section of the new road into the site from this access would be dual carriageway. This access 
will also be subject to conditions relating to delivery and the number of units it can serve, together 
with the Southern Access, before the third and final access is required. 

7.59. The control timings on the Northern Access traffic signals would be dependent on the speed limit 
in operation between the BP roundabout garage and the newly created Northern Access – the 
applicant is seeking a reduction in this speed to 40mph. The rest of the A6003 is proposed to 
remain at 60mph. Permission of the application would not grant the change in speed of the A6003 
as requested by the applicant – a separate process with the Highways Authority is required to 
facilitate this. 

7.60. A third and final access is to be created from the A427 to the North (WSP Drawing No. 9003-SK-
036-G). This new northern link road would include a 3m shared footway/cycleway on one side of 
the link road, a crossing of the A427 and a cycleway on the north side of the A427 to connect to 
the existing cycle way on the Corby Road (to be secured via condition). This new road has been 
designed with an anticipated speed limit of 30mph – something that will also need agreement 
separately to this application via the Highways Authority. 
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7.61. As shown on the Indicative Masterplan, the proposal is for a loop road within the site linking the 
Northern and Southern Accesses, with a ‘High Street’ running north-south within the middle of the 
development also linking them with the A427 Link Road and Access. Conditions relating to the 
triggers for these pieces of infrastructure will be required. 

7.62. Following the submission of the Environmental Statement (Chapter 11 of which deals with matters 
relating to Transport and Access), the initial round of consultation responses led to concerns being 
raised by both Northamptonshire Highways and Highways England. Discussions were held with 
both parties about what was required in terms of additional assessments and modelling, as well 
as work on the Travel Plan and public transport contributions.  

7.63. An Addendum Environmental Statement (AES) was submitted in August 2018, and further 
consultation undertaken. This has been a relatively long process and has led to the developer 
assessing a wider geography than previously considered. The list of proposed mitigation 
measures, in terms of direct junction improvements to be undertaken by the developer is as 
follows: 

- A6003/A427 (BP roundabout) – roundabout with signal control showing indicatively on WSP 
Drawing No. 9033-SK-024-E. To be delivered prior to the occupation of the 100th dwelling, 
having first submitted to the LPA and agreed fill engineering and construction details; 

- A6003/Rockingham Road Roundabout – shown indicatively on WSP Drawing Number 
9033-SK-058-C. To be delivered prior to occupation of the 1350th dwelling, having first 
submitted to the LPA and agreed full engineering and construction details; 

- A6003/Uppingham Road/Vian Way – implementation of left-in/left-out facility – shown 
indicatively on WSP Drawing Number 9003-SK-090-A). To be delivered prior to occupation 
of the 100th dwelling, having first submitted to the LPA and agreed full engineering and 
construction details; 

- Oakley Hay roundabout – signalisation and enhancement - shown indicatively on WSP 
Drawing Number 9033-GA-001-B). To be delivered prior to occupation of the 400th dwelling, 
having first submitted to the LPA and agreed full engineering and construction details; 

- A6003/A43 roundabout - To be delivered prior to occupation of the 100th dwelling, having 
first submitted to the LPA and agreed full engineering and construction details; 

- A43/Rockingham Road roundabout - To be delivered prior to occupation of the 400th 
dwelling, having first submitted to the LPA and agreed full engineering and construction 
details; 

- A14 J7 – NCC Highways England jointly require a scheme to be implemented at this junction 
(shown indicatively on WSP Drawing No. 9033-SK-092-B) prior to the 1st occupation of any 
dwelling on the scheme; 

- A509/ Station Road Junction – signalisation of the junction is required (shown indicatively 
on WSP Drawing No. 9033-SK-091-A) prior to the 1st occupation of any dwelling on the 
scheme on the basis that the junction improvements are not delivered in connection with 
the implementation of the DB Symmetry scheme at Junction 9 of the A14; 

- Footway/Cycleway on the northern side of Danesholme Road between the A6003 
Uppingham Road and Gainsborough Road (shown indicatively on WSP Drawing No. 9033-
SK-060) required by the 1st occupation of any dwelling; 

- Oakley Road link (details to be submitted) prior to 1st occupation of any dwelling 
- Footway/Cycleway on the eastern side of the A6003 Uppingham Road (shown indicatively 

on WSP Drawing No. 9003-SK-046) required prior to the 1st occupation of any dwelling 
- Footways on both sides of the A427 from the BP roundabout towards Corby Town Centre 

to be upgrade to 3m shared footways/cycleways, with provision for new crossing points or 
upgrades to existing facilities (details to be submitted) required prior to the first occupation 
of any dwelling; 

- Footway connections to Chesil Walk upgraded (scheme to be submitted) prior to 1st 
occupation of any dwelling; 
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- 3m wide footway/cycleway adjacent to A427 link road, with crossing facility of the A427 to 
connect to facility at Corby Road (details to be submitted) required prior to implementation 
of the A427 Access Roundabout. 

7.64. Alongside these measures, the developer is required to make financial contributions (through the 
s.106 Agreement) towards larger junction improvement schemes as follows: 

- A427 Westcott Way/Elizabeth Street roundabout – contribution of £138,000 payable prior 
to the occupation of the 1,800th dwelling (based on indicative WSP drawing 9033-SK-087-
A); 

- A43/Weekley Wood Avenue/Glendon Road (Hamburger Junction) – contribution of 
£104,374 payable prior to occupation of the 400th dwelling. This is a proportional 
contribution based on the impact of development trips through the junction in the future 
year, of the scheme cost identified in the NNJPDU’s ‘A43 Study’ report; 

- A contribution of £250,000 is required to deal with any ‘unforeseen impacts’ relating to this 
development, particularly through the local villages, should they occur. This is payable prior 
to the 1st occupation of any dwelling on site. 

7.65. The AES has also led to a review of the Public Transport Strategy; the revised version of which 
indicates that a contribution of £2.8m is required to facilitate improvements to bus services to 
cater for the development. The s.106 therefore contains a contribution towards this. As set out 
later in this report, due to the scheme’s viability position it is currently proposed that £1.4m of this 
requirement is initially contained within the agreement, with the remainder being included in a list 
of ‘Deferred Contributions’ that are dependent on an improvement in the scheme’s viability. This 
has been agreed with NCC Highways. 

7.66. The applicant has submitted several Framework Travel Plans for the site – detailing how to 
promote sustainable forms of transport in each of the residential, commercial and school sites 
respectively. These have been agreed with Northamptonshire Highways and will be secured via 
the S.106 Agreement, alongside a monitoring fee. 

7.67. NCC Highways have noted that any Reserved Matters application relating to the layout of the 
development will need to accord with Northamptonshire County Council’s adopted parking 
standards (2016). This can rightly be dealt with at a later stage of the planning process, and so 
does not form part of the list of proposed conditions relating to this application.   

7.68. Following the imposition of conditions/obligations relating to the above matters, as well as a 
Construction Transport Management Plan, electric vehicle charging points, public rights of way 
protection/improvement, and street construction/design and management in the event of any of 
the streets not being proposed for adoption as public highway, the Highways Authority and 
Highways England have no objection to the scheme. It is considered to accord with all relevant 
parts of the NPPF and Policy 8 of the JCS (2016). 

 Air Quality 
7.69. Chapter 12 of the Environmental Statement contains an Air Quality Assessment of the likely 

impacts of the development. Though there are no Air Quality Management Areas designated 
within the Borough, the NPPF is clear that developments should assess their own impact on public 
health (including through air pollution) and mitigate any impact in an appropriate manner. 

7.70. The assessment concludes that the construction phase is considered to be a low-medium risk for 
dust deposition and negligible to low risk for particulate matter concentrations. This impact is 
controllable through good construction site management, which can be secured through the 
imposition of a condition requiring a Construction Environment Management Plan pre-
commencement of development. 

7.71. Once operational, the development is unlikely to result in any change to the existing situation with 
regards to Nitrous Oxide, Carbon Dioxide or other particulate matter. This is as a result of the 
proposed mitigation measures – traffic signalisation, pedestrian and cycle crossing points within 
the vicinity of the development, and the Travel Plan. 
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7.72. CBC Environmental Health were consulted on the application and have no objection with it. They 
have recommended that in addition to the proposed mitigation measures as set out within the 
Environmental Statement, a further condition relating to the provision of details of a low emissions 
monitoring, management and review strategy, including the provision of an annual review report, 
be added to any approval. 

 Noise and Vibration 
7.73. The application contains, at Chapter 13 of the Environmental Statement, an assessment of the 

likely impact from noise and vibration as a result of construction, traffic changes, and noise from 
development as built. This included identification of the most likely receptors to suffer as a result 
(M1-M5 on Figure 10). The assessment highlights that only one receptor is likely to experience a 
moderate adverse effect (the others being negligible to low); which, following mitigation measures 
around careful selection, location, installation and attenuation of plant items, falls to negligible 
significance. 

7.74. The consultation responses received from CBC Environmental Health raise no concerns with the 
proposed development, assessment of likely impacts, and mitigation measures as set out within 
the application. As such it is considered that the proposals are in accordance with the 
requirements of the NPPF (2019) and Policy 8 of the JCS (2016). 

 Agricultural Land 
7.75. The proposal is, for the most part, contained within agricultural land – the loss of which was 

factored into the allocation of the site for a sustainable urban extension within the adopted Joint 
Core Strategy. The ES, at Chapter 14, sets out the quantity and quality of the agricultural land to 
be lost as a result of the development, and assesses the impact of that loss on the surrounding 
area. The land is largely Grade 3b (circa 271Ha or 75.7%) with some non-agricultural woodland 
(87Ha or 24.3%). 

7.76. Given the nature of the proposals, it is not possible to impose mitigation measures that could 
effectively overcome the loss of agricultural land. As such the Council has weighed the benefits 
to the public that arise from the proposed development against the impact of the loss of 
agricultural land. 

 

7.77. In this instance it has been considered that the proposals’ intrinsic impact on the stock of 
agricultural land in the locality is more than outweighed by the positive benefits arising from the 
development itself. The new homes and jobs created, the leisure facilities, schools and health 
care facilities will have a cumulative positive impact. As such, it is considered that the proposals 
are wholly in accordance with the requirements of the NPPF (2019) and Development Plan  
(Policies 1, 3, 8, 11, 25 and 32 in particular) in so far as they have regard to the importance of 
preserving agricultural land whilst simultaneously delivering sustainable growth. 

 Artificial Lighting 
7.78. Chapter 15 of the Environmental Statement contains an assessment of the external artificial 

lighting impact as a result of the development at both the construction and operational phase. It 
is based on a review of the legislative, policy and best practice landscape – and included 
consultation with several relevant consultees (including NCC Street Lighting and CBC 
Environmental Health). 

7.79. Having assessed the likely receptors, the chapter proposes mitigation measures to ensure that 
any impact is limited. This includes the provision of a Construction Environment Management 
Plan (CEMP) via condition, requirement for an external lighting strategy to be submitted, as well 
as post-installation checks and monitoring of the lighting installations. These measures will result 
in a negligible to minor adverse impact during the construction phase and negligible to minor 
adverse impact during the operational phase. It also notes that users of footpath GS14, which 
runs through the site in the north, will benefit from new operational lighting – a net minor beneficial 
impact. 
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7.80. Consultation Responses from relevant stakeholders, including CBC Environmental Health, NCC 
Biodiversity, and the Environment Agency have not raised concerns relating to the position taken 
within the Environmental Statement, or the proposed development’s mitigation measures in this 
regard. As such, subject to imposition of relevant conditions, it is considered that the proposals 
are in accordance with the requirements of the NPPF and Development Plan (Policies 3, 4, 8 and 
19 of the JCS)in so far as they have regard to the need to ensure against light pollution arising 
from developments, and the knock on environmental impacts that it would bring. 

 Contamination 
7.81. Policy 6 of the JCS states that where development is situated on a site with well-known or high 

likelihood of contamination, remediation strategies to manage this contamination will be required. 
Chapter 16 of the Environmental Statement sets out an assessment of the risks associated with 
contamination and includes a Preliminary Risk Assessment (PRA) at Appendix 16.1.  

7.82. The PRA sets out the potential contaminants of concern associated with the existing agricultural 
land use – comprising fertilisers and pesticides used on agricultural fields, and metals, 
hydrocarbons and asbestos associated with buildings and machinery. The PRA proposes relevant 
mitigation measures during both the construction and operational phases of development, 
including the management of the construction site by a selected Principal Contractor, a future 
investigation to ascertain the risks posed by identified potential contamination sources, and radon 
protection measures installed into properties and protection to groundwater and surface water 
receptors. It proposes that with these mitigation measures in place, the residual effects are 
negligibly adverse. 

7.83. Consultation responses from relevant stakeholders have raised no objections to the scheme, or 
the findings contained within Chapter 16 of the Environmental Statement, subject to conditions 
be attached to any approval securing the various mitigation measures. As such, it is considered 
that the proposals are acceptable with respect to contamination considerations and complies with 
Policy 6 of the JCS 

7.84. The site lies within an allocated Minerals Safeguarding Area as identified within Policy 32 of the 
Northamptonshire Minerals and Waste Plan (2017) (“NMWP”). Specifically, the site is located 
within a limestone Minerals Safeguarding Area (MSA), and the applicant has been required to 
demonstrate that the sterilisation of this minerals resource is justified. An objection to the originally 
submitted information was received from NCC Minerals and Waste. 

7.85. The applicants have submitted a Minerals Resource and Reserve Assessment (Appendix 16.1 E 
of the Environmental Statement), which details the quantum of limestone that the MSA has the 
potential to deliver as circa 33 million tonnes. This is considered as significant according to NCC’s 
classification. The Report also notes that there is “no realistic prospect of economic working for 
decades, if ever”. 

7.86. The restraints imposed on the delivery of the site were extraction required prior to the commence 
of delivery, alongside the benefits of that extraction therefore need to be considered in balance 
against the need for the development itself– as identified within the adopted JCS (2016). In this 
instance it is considered that the objectively identified need for housing delivery is of considerable 
public benefit – and that this outweighs the sterilisation of the minerals reserve on which the 
development would be built.  

7.87. As such, and with full consideration of the NMWP (2017), the application is considered to be in 
accordance with the requirements of the NPPF (2019) and the Development Plan in so far as 
they have regard to matters relating to minerals safeguarding and sustainable development. 

 Viability and Section 106 Obligations 
7.88. Paragraph 57 of the NPPF (2019) requires that where up to date policies have set out the 

contributions expected from the development, planning applications that comply with them should 
be assumed to be viable. It is up to the applicant to demonstrate whether particular circumstances 
justify the need for a viability assessment.  
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7.89. A viability assessment has been undertaken for this proposed development as the applicant 
considered that the contributions package and costs associated with delivering this scheme made 
it financially unviable. An assessment was submitted by the applicant, and an independent 
viability expert has reviewed the submitted information on the Council’s behalf based on best 
practice guidance that requires consideration of the gross development value, costs, land value, 
landowner premium and developer return. Both documents are published on the Council’s public 
access system (https://www.corby.gov.uk/home/planning-and-building-control/online-planning-
applications). 

7.90. The applicant’s viability assessment concluded that a policy compliant scheme, including 20% 
affordable housing, application of the nationally described space standards, and the financial 
contributions contained within the proposed Section 106 package set out above would not be 
financially viable. It therefore proposed that based on viability testing the affordable housing 
element of the proposed development, the national space standards compliancy and Section 106 
contributions should be reconsidered. For the sake of clarity, the submitted viability assessment 
concluded that the scheme was unviable at anything beyond 0% Affordable Housing provision. A 
number of the sought after s106 contributions were also identified as being undeliverable. 

7.91. The independent assessment undertaken on behalf of the Council has largely concurred with the 
developer’s assessment of the scheme’s viability, in terms of the assumed costs of delivering key 
infrastructure and the expected receipts from land/housing sales. A full account can be found 
within the Independent Assessment on the Council’s public access system 
(https://www.corby.gov.uk/home/planning-and-building-control/online-planning-applications).  

7.92. As such the Council considers that the scheme is not currently viable at a policy-compliant level, 
but that 0% affordable housing provision would be unacceptable. The Section 106 negotiations, 
which are at an advanced stage but remain ongoing, are therefore based on a phased approach 
to viability. This means that an agreed position is reached for Phase 1 of the development, and 
then regular viability reappraisals will take place through the lifetime of the development, at which 
point up to date information will provide an updated viability position.  

7.93. Any improvement on the viability of the scheme will be reflected within the contributions required 
of the developer. The Council can then choose from a list of ‘Deferred Contributions’, which at 
Phase 1 are considered to be unviable, on which to spend the additional income. 

7.94. The current draft of the Section 106 includes contributions as per the following list. A more detailed 
account is contained within the CIL Compliance Statement attached as an Appendix to this report. 

- Affordable Housing (5% - 8% Phase 1 – further phases based in viability reviews, but a 
minimum of 5% in each Phase) 

- Secondary Education (£20,000,000) 
- Primary Education (£19,500,000) 
- Public Transport (£1,400,000) 
- Fire and Rescue (£414,000) 
- Sports Pavilion (£630,000) 
- Healthcare (£2,548,000) 
- Community Buildings (£2,500,000) 
- Monitoring Fee (£10,000 split 50-50 between CBC and NCC) 
- Highways (£492,374) 
- Total (circa £67,494,374)* Depending on Affordable Housing Level 

7.95. This list does not include reference to those matters that have regard to conditioned works (such 
as highways matters) and the costs associated with them, or costs sunken into the physical 
delivery of the green infrastructure on the site (i.e. sports pitches, play equipment, etc). When 
combined, the total value of the S.106 Agreement and infrastructure to be provided by the 
applicant is circa £122,320,000. 

 

https://www.corby.gov.uk/home/planning-and-building-control/online-planning-applications
https://www.corby.gov.uk/home/planning-and-building-control/online-planning-applications
https://www.corby.gov.uk/home/planning-and-building-control/online-planning-applications
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7.96. The details relating to the Affordable Housing mix (i.e. number, tenure mix, tenure and size) will 
be subject to agreement through obligations placed upon the developer within the s106 
Agreement, in consultation with colleagues in CBC Housing. They will be obliged to submit an 
Affordable Housing Scheme prior to the first submission of the first Reserved Matters Application 
for the first Development Parcel within a Development Phase. This will enable the development 
to deliver against the most up to date needs assessment available throughout the lifetime of its 
construction. For the sake of clarity, the definition of ‘Affordable Housing’ used for the purposes 
of this application is taken from the NPPF (2019), and allows for “social rented, affordable rented 
and intermediate housing, provided to eligible households whose needs are not met by the 
market”. The s106 draft currently allows for the provision of additional affordable housing, in the 
event of an improved viability position, being provided either on or off site. 

7.97. The deferred Section 106 contributions, on which the Council can decide to spend any additional 
income secured through an uplift in scheme viability, will be as per the following list: 

- Affordable Housing (Additional circa 15% across the scheme) (£60,000,000) 
- Public Transport Contribution (£1,400,000) 
- Artificial Grass Contribution (£320,000) 
- CCTV and ANPR Contribution (£564,750) 
- Indoor Sports Hall Contribution (£1,600,000) 
- Swimming Pool Contribution (£1,968,000) 
- Public Art Contribution (£375,000) 
- Library Services (£985,601) 
- Total (circa £67,213,351)*Depending on Affordable Housing Level 

7.98. The S.106 Agreement will set out how each of the above items are to be delivered, alongside 
controlling and securing the delivery of the phasing, viability reappraisals, green infrastructure 
(including provision of sports pitches and play areas in line with required levels), mixed-use areas 
(such as the “high Street”), employment land, custom build plots and management body 
arrangements. 

7.99. The applicants propose that the long-term management and maintenance of all non-adopted 
areas such as public open space, equipped play areas, private driveways and any other highway 
features that are not proposed or agreed to be adopted by the county council, be transferred to a 
management company to maintain in perpetuity.  

7.100. A variety of models are being considered including a Residents Management Company, a 
Community Interest Company and a hybrid of these approaches.  In all cases the running of the 
management entity will involve residents from the local community once established, the 
developers whilst they are active on site, the two estates of Rockingham Castle and Great Oakley 
and potentially the Borough Council or its successor body.   

7.101. The draft S106 agreement contains provisions to ensure that the management arrangements for 
any non-adopted areas will be subject to further agreement from Corby Borough Council at an 
early stage of the development. This will include the identity and track record of the chosen 
management partners, governance arrangements, and will include step in rights for the Borough 
Council.  As such the council has control over the future proposals to ensure that it is happy and 
also potentially an involvement in the governance of the management company going forwards.  

7.102. Funding for the ongoing maintenance will be provided by a combination of an estate rent charge 
for residents and if a Community Interest Company is proposed, any other income generation 
from any assets held within it which will be used for the benefit of the scheme.  

The draft s106 recognises that an essential ingredient in creating a high-quality environment is to 
ensure that the maintenance of non-adopted areas is carried out to the highest standard and that 
the funding for this is robust in perpetuity; the obligations contained within the drafting are 
therefore robust. 
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7.103. Having secured an independent assessment of the Viability Report submitted by the applicant 
and considering the above secured contributions and deferred contributions list, it is considered 
that the proposals represent a justified and reasoned approach in terms of their financial 
contributions and overall policy-compliancy.  

8. Conclusion: 
8.1. The application is for a strategic site as set out within the North Northamptonshire Joint Core 

Strategy (2016). As set out within the sections of this Report, the proposals have been brought 
forward in a manner that has enabled a series of consultation exercises to take place – at pre-
application, EIA Screening/Scoping and during the planning application process itself. The 
responses from statutory consultees, partner organisations, key stakeholders and the public have 
been noted, responded to (where necessary) and considered. It has been an iterative process 
that has enabled the proposals to evolve and incorporate measures to overcome any concerns 
raised. 

8.2. This scheme would contribute towards the housing targets outlined within Policies 28 and 29 of 
the JCS (2016) in a manner that is compliant with core planning principle within the NPPF (2019) 
and Development Plan. As such the presumption in favour of sustainable development is 
applicable and the application is considered acceptable in principle and will assist the Council in 
maintain its 5-year housing land supply. 

8.3. Though the quantum proposed for Affordable Housing provision (with a minimum of 5%) is below 
that which is required by the adopted Policy position, the viability exercise that has been 
undertaken by the developer has demonstrated that the scheme cannot support the 20% 
provision required. It is therefore considered that in this instance, and based on the proposed 
viability review mechanism, it is reasonable to approve the scheme based on an initially lower 
level of provision. As discussed above, the details relating to the Affordable Housing mix (i.e. 
number, tenure mix, tenure and size) will be subject to agreement through obligations placed 
upon the developer within the s106 Agreement, in consultation with colleagues in CBC Housing. 

8.4. The proposals would have a positive impact from both a social and economic perspective on the 
surrounding area in terms of the number of jobs to be created (both directly and indirectly), the 
provision of primary and secondary education infrastructure and the community infrastructure to 
be brought forward on the site. This ensures that the application is in conformity with the aims of 
policies 1, 22 28 and 32 of the North Northamptonshire Joint Core Strategy (2016). 

8.5. Following the additional archaeological trenching work and analysis and subject to the imposition 
of conditions relating to the mitigation recommendations contained within the revised information 
submitted the application is considered to accord with Policy 2 of the JCS (2016), as well as 
Section 16 of the NPPF (2019). 

8.6. The impact on the landscape of the site and surrounding area is demonstrably negative, 
considering that the site is currently agricultural land. However, the proposed mitigation measures 
are appropriate and reasonable in their scope to ensure that such impact is minimised. In the 
operational phase, the benefits of additional landscaping and tree planting will also be felt 
(secured via condition). The result of which is that the scheme meets the requirements of national 
and local policy in relation to its impact on the landscape of the site and the surrounding area. 

8.7. Likewise, from an ecological perspective, the adverse impacts identified are likely to be 
outweighed and offset by the re-creation and management of hedgerows, trees, grassland and 
wetland features. Good design of the green infrastructure, which will be secured and controlled 
through condition, will ensure that best practice measures are included. This will lead to a very 
high ecological standard being applied to the site. Notwithstanding the concerns raised by NCC 
Ecology and the Wildlife Trust, CBC would retain full control over the phasing and design of all 
works on site – enough control to enable the approval of this Outline application prior to the 
submission of a Green Infrastructure Strategy. As such, it is considered that the proposals are 
acceptable in so far as they have regard to Policies 4, 19, 21 and 32 of the JCS (2016) and 
Section 15 of the NPPF (2019). 
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8.8. Engagement with the Environment Agency, Local Lead Flood Authority and Anglian Water has 
ensured that no objections exist from each of those organizations. Subject to appropriate 
conditions, below, the application is therefore in full accordance with Policy 5 of the JCS and 
relevant sections of the NPPF (2019). 

8.9. Highways matters have been fully resolved with both NCC Highways and Highways England such 
that objections from each have been removed. The application will make considerable 
investments into both the local and strategic road networks – and modelling associated with it has 
proven that impact on villages will be negligible. This is further enhanced via the contingency fund 
included in the S.106 Agreement that will enable any unforeseen issues to be managed 
appropriately. It is considered to accord with all relevant parts of the NPPF and Policy 8 of the 
JCS (2016). 

8.10. Colleagues in Highways and Environmental Health have considered the likely impact of the 
scheme from an air quality, pollution and contamination perspective. On both cases the applicant 
has submitted enough information to enable the Council to conclude that, subject to conditions, 
the scheme is in accordance with the requirements of the NPPF (2019) and Policies 3, 4, 6, 8 and 
19 of the JCS (2016). 

8.11. The inherent loss of agricultural land in the locality is more than outweighed by the positive 
benefits arising from the development itself. The new homes and jobs created, the leisure 
facilities, schools and health care facilities will have a cumulative positive impact. As such, it is 
considered that the proposals are wholly in accordance with the requirements of the NPPF (2019) 
and Development Plan  (Policies 1, 3, 8, 11, 25 and 32 in particular) in so far as they have regard 
to the importance of preserving agricultural land whilst simultaneously delivering sustainable 
growth. 

8.12. Likewise, the applicants have robustly justified why, in this instance, the sterilisation of minerals 
deposits within the Minerals Safeguarding Area is outweighed by the public benefits associated 
with the new homes and jobs created, the leisure facilities, schools and health care facilities. As 
such, and with full consideration of the NMWP (2017), the application is in accordance with the 
requirements of the NPPF (2019) and the Development Plan in so far as they have regard to 
matters relating to minerals safeguarding and sustainable development. 

8.13. Finally, having secured an independent assessment of the Viability Report submitted by the 
applicant, and considering the above secured contributions and deferred contributions list, it is 
considered that the proposals represent a justified and reasoned approach in terms of their 
financial contributions and overall policy-compliancy.  

8.14. The proposal results in the delivery of a strategic sustainable urban extension that will play a 
crucial role in the Council’s growth plans for the next few decades. For the reasons set out above 
it is considered that the proposals are in accordance with the North Northamptonshire Joint Core 
Strategy (2016) and the provisions of the NPPF (2012) and is therefore recommended for 
approval subject to conditions and signing of a Section 106 Agreement. 

9. Informatives: 
Human Rights Act 1998 

9.1. Officers have considered the Human Rights Act 1998 in reaching a recommendation to grant 
planning permission, subject to conditions. Officers have considered the potential interference 
with the rights of the owners/occupiers of surrounding properties under Article 8/or Article 1 of the 
First Protocol of the Act and consider that it is appropriate.  

9.2. Officers have also considered the interference with the human rights of the applicant under Article 
8/and or Article 1 of the First Protocol caused by imposing conditions. Officers consider that the 
conditions are necessary to protect the rights and freedoms of others and to control the use of 
the property in accordance with the general interest. The interferences are therefore justifiable 
and proportional.  
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Section 17 of the Crime and Disorder Act 1998 
9.3. Officers have considered, with due regard, the likely effect of the proposal on the need to reduce 

crime and disorder as part of the determination of this application, in accordance with Section 17 
of the Crime and Disorder Act 1998. In reaching a recommendation to grant planning permission. 

10. Background Papers: 
General Plans 

- Site Location Plan (Adam Urbanism, Ref. RA 5845U/LP01); 
- Site Boundary Plan (Adam Urbanism, Ref. RA 5845U/BP01);  
- Topographical Survey Plan (Adam Urbanism, Ref. TS01). 

Parameter Plans 
- Parameter Plan 1 Proposed Land Use (Adam Urbanism, Ref. RA 5845U/PP01); 
- Parameter Plan 2 Proposed Maximum Building Heights (Adam Urbanism, Ref. RA 5845U/PP02). 

Access Plans 
- A427 Roundabout Access Eastern Option (WSP, Ref. 9033-SK-036 Rev G). 
- Proposed Northern A6300 Access Junction (WSP, Ref. 9033-SK-057 Rev C); 
- Potential Amendment to Proposed Uppingham Road/Danesholme Road/Site Access Roundabout 

(WSP, Ref. 9033-SK-064 Rev B) 

Initial Submissions 
- Environmental Statement. Volume 1: Main Text and Figures (Barton Willmore, March 2017); 
- Environmental Statement. Volume 2: Technical Appendices (Barton Willmore, March 2017); 
- Environmental Statement. Volume 3: Transport Assessment and Travel Plans (WSP, March 2017); 
- Environmental Statement. Non-Technical Summary (Barton Willmore, March 2017); 
- Planning Statement (Barton Willmore, Ref. 23726/p8c); 
- Design and Access Statement including Design Code Principles (Adam Urbanism, March 2017); 
- Statement of Community Engagement (Meeting Place Communications, March 2017); 
- Sustainability and Energy Statement (WSP, Ref. 70009033, March 2017); 
- Retail Assessment (Barton Willmore, March 2017); 
- Waste Management Strategy (WSP, Ref. 70009033, March 2017); 
- Utilities Statement (WSP, Ref. 70006338, March 2017). 

Further Submissions 
- Applicant response to comments raised Application reference: 17/00180/OUT (Barton Willmore, Ref. 

23726/P9b), including: 
- Drainage Impact Assessment Report (Anglian Water, ref. 25075/S-12468, 19th January 2018); 
- Replacement Transport Assessment (ES Volume 3A, WSP, ref. 70009033 Revision 1, 31st August 

2018); 
- West Corby Urban Expansion, Northamptonshire - Archaeological Field Evaluation: Interim 

Summary of Results (Tim Higgins, UoL, Accession Number ENN108 443); 
- Education Correspondence ‘Request for Contributions Towards Social Infrastructure’ (EFM, 16th 

February 2018); 
- Education Correspondence ‘Request for Contributions Towards Social Infrastructure’ (EFM, 1st June 

2018); 
- ES Appendix 16.1 ‘Minerals Resource and Reserve Assessment’ (C.G. Down, July 2016); 
- Environmental Statement Addendum (Barton Willmore, Ref. 24404/A5/Reports/ESAddendum)[Note: 

Mitigation measures are identified in the ES and ES Addendum; and are summarised in the 
Significance Table contained in ES Addendum Chapter 17A ‘Summary & Residual Effects’]; 

- Environmental Statement Addendum Non-Technical Summary (Barton Willmore, Ref. 
24404/A5/ESAddendum/NTS); 

- West Corby – Modelling Note, Climate Change Testing (WSP, Ref. 70009033, 29th June 2018); 
- Viability Assessment in respect of Land for 4,340 Dwellings, 60 Custom Build Plots and Mixed Uses 

at West Corby, Northants (Whiteleaf Consulting, 16th August 2018). 

11. Recommendation: Approve subject to the planning conditions set out in draft below 
and the completion of a legal agreement pursuant to section 106 Town and Country 
Planning Act 1990, with authority delegated to the Head of Planning to make any 
necessary minor amendments to the planning conditions as listed below prior to 
grant. 
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 Time Related Conditions 
1. Application for approval of all reserved matters for phase one of the development must be 

made to the local planning authority before the expiration of 5 years from the date of this 
permission (as approved within the phasing plan approved under Condition 3). Application 
for approval of reserved matters for subsequent phases must be submitted to the local 
planning authority before the expiration of 30 years from the date of this permission. The 
development must commence within two years of the final approval of reserved matters for 
each Phase or the final approval of the last such matter to be approved for each Phase. 

Reason: Required to be imposed pursuant to Section 92 of the Town and Country Planning 
Act 1990 as amended by Section 51 of the Planning and Compulsory Purchase Act 2004. 

2. Approval of the details of the access, (with the exception of those details approved under this 
permission), appearance, layout, landscaping and scale (hereinafter called the “reserved 
matters”) for each Phase or Development Parcel, shall be obtained from the council in writing 
before any development is commenced on that Phase or Development Parcel. 

Reason: This is Outline permission only and these matters have been reserved for the 
subsequent approval of the local planning authority. 

 Pre-Reserved Matters Submissions 
3. Prior to the submission of the first reserved matters application, details of a phasing plan in 

respect of the phases implementation of the development hereby approved shall be 
submitted to the local planning authority. The Phasing Plan shall be in broad accordance with 
the Indicative Masterplan (drawing reference RA 5845U/MP01) and shall include the 
sequence of providing the following elements: 

i. Development Parcels; 
ii. Public Transport Services;  
iii. Major distributor roads/routes within the site, including timing of provision and opening 

of access points into the site; 
iv. Strategic footpaths and cycleways; 
v. The mixed-use areas, local centres, and community facilities; 
vi. The primary schools and secondary school;  
vii. Outdoor sports facilities (including pavilion);  
viii. Employment land; 
ix. Strategic foul and surface water features and SUDs; 
x. Formal and informal public open space and woodland enhancements; 
xi. Strategic electricity, telecommunications and gas networks; 
xii. Environmental mitigation measures. 

No development shall take place on site other than in accordance with the approved details. 

Reason: To clarify how the site is to be phased to assist with the determination of subsequent 
reserved matters applications and in order to ensure that infrastructure provision and 
environmental mitigation are provided in time to cater for the needs and impacts arising out 
of the development in accordance with Policies 1, 2, 4, 5, 6, 7, 8, 9, 10, 19, 29 and 32 of the 
North Northamptonshire Joint Core Strategy (2016). 

4. Prior to the submission of the first reserved matters application, details of a Site Wide Design 
Code shall be submitted to the local planning authority. 

i. The Site Wide Design Code shall address all pertinent matters associated with the 
following subject areas from a strategic perspective: 
a) The overall vision and character of the development and its setting; 
b) The creation of character areas and neighbourhoods addressing the principles of 

the mix of uses; 
c) The approach to design quality and its consistent implementation; 
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d) Design objectives for key areas of the town including the mixed-use areas, 
employment areas and community facilities (including schools); 

e) Sequential design principles for the ‘approach, entrance and arrival’ to key 
gateways from the existing transport network, primary junctions and destination 
points; 

f) The approach and design principles to urban form, space and architectural styles 
to respect the contextual analysis of Northamptonshire characteristics; 

g) The rationale of character areas identifying primary characteristics and differences; 
h) The approach to design traffic speeds; 
i) The approach and design of blocks, the principles of their structure, building 

typologies, car parking, cycle storage, refuse storage and collection, and servicing 
for commercial properties; 

j) The approach, hierarchy, design principles, species and pallet of materials of hard 
and soft landscaping; 

k) The principles of the street and public spaces hierarchy to address movement and 
permeability, mobility and visually impaired uses and traffic calming measures; 

l) Direction on the creation of an integrated street scene along the primary streets 
through the consistent use of scale, enclosure and massing, by providing direction 
on building scale and massing, the proportion of built frontage, associated house 
types and building heights; 

m) The design of the transport network hierarchy, streets, cycle routes, footpaths, 
bridleways and public spaces, providing typical street cross-sections, which should 
include details of tree planting and tree species, underground utility/service trench 
routes, type and specification and design of on street parking areas; 

n) The principles and structure of the blocks addressing key groupings or individual 
buildings, building form, massing, heights, scale and legibility, building typologies, 
density and use. This shall include the design principles addressing primary 
frontages, fronts and backs, pedestrian and vehicular access points, on plot car 
and cycle parking, threshold definition and surveillance of public realm areas, 
building materials and design features; 

o) Approach to incorporation of ancillary infrastructure/buildings such as substations, 
pumping stations, waste and recycling provision for all building types and recycling 
points. Approach to the provision of electric vehicle charging points/infrastructure, 
pipes, flues, vents, meter boxes, external letterboxes, fibres, wires and cables 
required by statutory undertakes as part of building design; 

p) Details of the approach to vehicular parking across the entire site including the 
amount of parking, location and layout of parking for all purposes, including but not 
restricted to parking for people with disabilities and visitor’s parking; 

q) The approach to the lighting strategy and how this will be applied to different areas 
of the development with different lighting needs, to maximise energy efficiency, 
minimise light pollution and avoid street clutter; 

r) Measures to demonstrate how the design can maximise resource efficiency and 
climate change adaptation through external, passive means, such as landscaping, 
orientation, massing and external building features; 

s) Details of the Design Code review procedure and of circumstances where a review 
shall be implemented. 

ii. No development shall commence in respect of any Phase until a Phase-Specific Design 
Code for that Phase has been submitted to and approved in writing by the Local 
Planning Authority. The Phase-Specific Design Code shall address all pertinent matters 
associated with the following subject areas from a detailed perspective: 
a)  Matters associated with ‘i’ criteria a to s, above, in so far as they relate to the 

specific Phase under consideration; 
b) The overall vision for the Phase; 
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c) The conceptual design and approach to the public realm, including enclosure, 
natural surveillance, public art, materials, street furniture and signage, the 
incorporation of utilities and landscaping; 

d) Details of the approach to cycle parking for all uses, including the distribution 
(resident/visitor parking and location in the development), type of rack, spacing and 
any secure or non-secure structures associated with the storage of cycles; 

e) The approach to the character and treatment of the structural planting to the 
development areas within the public open space (including the approach to hedge 
and footpath corridors, street furniture, lighting, SUDs and biodiversity 
enhancements); 

f) Details of the measures to minimise the opportunities for crime. 

The Site Wide Design Code and subsequent Phase-Specific Design Codes shall explain their 
purpose, structure and status and set out the mandatory and discretionary elements where 
the Design Code will apply, who should use the Design Code, and how to use the Design 
Code. All subsequent reserved matter applications shall accord with the details of the 
approved Design Codes and be accompanied by a statement which demonstrates 
compliance with the Code. 

Reason: To ensure a high-quality design and co-ordinated development and to facilitate 
continuity through cumulative phases of development in accordance with the North 
Northamptonshire Joint Core Strategy (2016) and NPPF (2019). 

5. The submission of any reserved matters applications relating to a Development Parcel 
pursuant to this outline permission shall include landscape designs and specifications, where 
appropriate, including the following detail: 

i. Earthworks 
a) Drawings defining land profiling (mounding, shaping and contouring works),  
b) Associated land drainage works (strategic swale and ditch corridors), and 
c) The relationship with development edges. 

ii. The relevant part of the Strategic Engineering Elements 
a) All the above; 
b) Landscape Character Areas and themes, relevant existing landscape features 

(vegetation, water, contours and changes in level, etc), areas of soft landscape 
and vegetation types (amenity grass, meadow, woodland, etc), areas of hard 
landscape (roads, pathways, access routes, built areas, etc), and the proposed 
function of landscape areas; 

c) A landscape management plan stating the long-term vision for the landscape and 
describing the relevant landscape operations to achieve this through landscape 
restoration, maintenance and management before, during and after construction; 

d) The typical treatment of the perimeter of the site; 
e) The typical landscape treatment of roads and pedestrian and cycle routes; 
f) Typical tree pit details in both soft and hard surfacing; 
g) Typical details of hard surface materials (size, type, colour and typical cross 

sections); 
h) Typical details of furniture, lighting, refuse or other storage units and signs; 
i) Details of localised mounding, shaping and contouring works and associated land 

drainage works; 
j) Details of landscape specifications including construction methods, maintenance 

operations, site preparation, importation and storage of materials, excavation 
depths including dimensions for tree pits. 

iii. Each Development Parcel 
a) All the above; 

The scheme shall be carried out in accordance with the approved details. 
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Reason: In the interest of the amenity of residents and to ensure that a detailed approach to 
the development of the built-up area (or parcels thereof) is agreed, in order to safeguard the 
setting and character of the site and its surroundings in accordance with Policy XYZ of the 
North Northamptonshire Joint Core Strategy (2016). 

6. a) The submission of any reserved matters applications relating to a Development Parcel 
pursuant to this outline permission shall include a Site Investigation Scheme to provide a 
detailed assessment of the risk to all receptors including off site receptors for that 
Development Parcel. Remediation proposals shall be based on the results of the site 
investigation and risk assessment giving full details of the remediation required. There shall 
be development on site other than in accordance with the agreed preliminary risk 
assessment, site investigation and remediation proposals. 

b) On completion of the remediation but before the Development Parcel or relevant part of 
the site is first occupied, the developer shall provide a verification report to demonstrate the 
completion of the works set out in the agreed remediation proposals. Reference shall be had 
to Environment Agency Guide CLR11 model procedures for the management of land 
contamination available at http://www.gov.uk/government/publications/managing-land-
contamination. 

c) In the event that contamination is found at any time when carrying out the approved 
development that was not previously identified it must be reported in writing immediately to 
the Local Planning Authority. An investigation and risk assessment must be undertaken and 
where remediation is necessary, a remediation scheme must be prepared which is subject to 
the approval in writing of the Local Planning Authority. 

d) Following completion of measures identified in the approved remediation scheme a 
verification report must be prepared, and submitted to the local planning authority, which is 
subject to the approval in writing of the Local Planning Authority. 

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 
Policy 6 of the North Northamptonshire Joint Core Strategy (2016). 

7. The submission of any reserved matters applications relating to a Development Parcel 
pursuant to this outline permission shall include a scheme for the provision of fire hydrants. 
Development shall only be carried out in accordance with the scheme approved by the Local 
Planning Authority, which shall be fully operational prior to the first occupation of that 
Development Parcel. 

Reason: To ensure the provision of adequate water supply infrastructure to protect the safe 
living and working environment for all users and visitors in accordance with Policy 8 of the 
North Northamptonshire Joint Core Strategy (2016) 

8. The submission of any reserved matters application relating to a Development Parcel for 
residential development, pursuant to this outline permission, shall include a schedule of the 
mix of dwellings proposed within that parcel demonstrating how the proposed mix relates to 
the most up to date Strategic Housing Market Area Assessment with the overall objective of 
achieving a mix of housing sizes, types and tenures within each Phase, including first time 
buyer homes, family housing and housing for the elderly 
Reason: To ensure that the overall mix of dwellings across the site provides accommodation 
in a range of types, sizes and affordability to meet local needs in accordance with Policy 30 
of the North Northamptonshire Joint Core Strategy (2016). 

9. Each Reserved Matters application for layout in relation to a Development Parcel for 
residential development shall detail conformity with the minimum gross internal floor area of 
the Nationally Described Space Standards (March 2015), and/or relevant updated guidance. 

http://www.gov.uk/government/publications/managing-land-contamination
http://www.gov.uk/government/publications/managing-land-contamination
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Where less than 75% of the proposed dwellings comply, justification shall be provided to the 
Local Planning Authority for approval in writing. 
Reason: To ensure that the residential accommodation provides adequately sized dwelling 
accommodation that is capable of flexible internal use which accords with Policy 30 of the 
North Northamptonshire Joint Core Strategy (2016). 

10. Prior to the submission of the first Reserved Matters application a Site-Wide Foul Water 
Strategy shall have been submitted to the local planning authority. There shall be no 
development on site other than in accordance with the approved details. No buildings shall 
be occupied in each Phase until the relevant works have been carried out in accordance with 
the approved details, which shall be retained thereafter. 
Reason: To prevent environmental and amenity problems arising from flooding in 
accordance with Policy 5 of the North Northamptonshire Joint Core Strategy. 

11. Prior to the submission of the first reserved matters application within phase 2 (phasing as 
agreed under condition 3) and or any subsequent phase a low carbon strategy shall be 
submitted to the local planning authority. The strategy shall include details of phase’s ability 
to provide renewable energy production and where relevant the type of renewable energy 
production to be provided within the phase. The development shall be carried out in 
accordance with the agreed strategy 

Reason: To ensure an energy efficient and sustainable development in accordance with 
Policies 8, 9 and 26 of the North Northamptonshire Joint Core Strategy (2016). 

12. Each Reserved Matters application which includes the provision of any form of illumination in 
relation to any Development Parcel pursuant to this outline permission shall include details 
of the height, type, position and angle of flare of any final site lighting/floodlights including 
horizontal and vertical Isolux contours. The details and measures so approved shall be 
carried out and maintained in accordance with the approved lighting scheme. 
Reason: To protect the amenity of residential properties and to minimise light pollution in 
accordance with Policy 8 of the North Northamptonshire Joint Core Strategy (2016). 

13. Each Reserved Matters submission pursuant to this outline permission shall include a Tree 
Survey, Arboricultural Impact Report, and Tree Protection measures.  
No demolition, site clearance or building operations pursuant to this outline permission shall 
commence until tree protection for that part of the development has been carried out in 
accordance with the approved details. 
Reason: To protect trees which are to be retained in order to enhance the development, 
biodiversity and the visual amenities of the area in accordance with Policy 8 of the North 
Northamptonshire Joint Core Strategy (2016). 
Pre-Commencement Conditions 

14. Prior to the commencement of development, a Scheme of Archaeological Resource 
Management (SARM) shall have been submitted to the local planning authority. The scheme 
shall be based on the findings of the trial trench evaluation reports produced by the University 
of Leicester and (submitted as part of the Environmental Statement Addendum, August 
2018). There shall be no development other than in accordance with the approved details.  

Reason: To protect important archaeological remains in accordance with Policy 2 of the 
North Northamptonshire Joint Core Strategy (2016). 

15. Prior to commencement of development a site-specific Construction Environmental 
Management Plan shall be submitted to the local planning authority. The plan must 
demonstrate the adoption and use of best practicable means to reduce the effects of noise, 
vibration, dust and site lighting. The plan should include, but not be limited to, the following: 
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i. Procedures for maintaining good public relations including complaint 
management, public consultation and liaison; 

ii. Arrangements for liaison with the local authority’s environmental protection team; 
iii. All works and ancillary operations which are audible at the site boundary or at such 

other place as would result in unacceptable harm shall be carried out only between 
the following hours: 

a) 08:00 hours and 18:00 hours Monday to Fridays; 
b) 08:00 hours to 13:00 hours Saturdays; and 
c) At no time on Sundays or Bank Holidays 

iv. Deliveries to and removal of plant, equipment, machinery and waste from the site 
must only take place within the permitted hours detailed above; 

v. Mitigation measures as defined in the current version of BS5528 Parts 1 and 2: 
Noise and Vibration Control on Construction and Open Sites shall be used to 
minimise noise disturbance from construction works; 

vi. Procedures for emergency deviation of the agreed hours; 
vii. Site management arrangements including on site storage of materials, plant and 

machinery, on-site parking and turning provision for site operatives, visitors and 
construction vehicles, provision for the loading and unloading of plant and 
materials within the site; 

viii. Wheel washing facilities to ensure that any vehicle, plant or equipment leaving the 
application site does not carry mud or deposit other materials onto the public 
highway; 

ix. Control measures for dust and other air borne pollutants; 
x. Measures for controlling the use of site lighting whether required for safe working, 

security purposes or in relation to ecological protection; 
xi. Identification of biodiversity protection zones specifically in relation to trees, 

hedgerows and watercourses; 
xii. Measures for preventing pollution of the local water environment during 

construction; The location and timing of sensitive works to avoid harm to 
biodiversity features; 

xiii. The role and responsibilities on site of an Ecological Clerk of Works or similarly 
competent person. 

Development shall only take place in accordance with the approved details. 

Reason: In the interests of residential amenity in accordance with Policy 8 of the North 
Northamptonshire Joint Core Strategy (2016). 

16. Prior to commencement of any construction works on site, a detailed scheme (in broad 
accordance with drawing number 9033-SK-064-A), including full engineering and 
construction details, for the Southern Access shall have been submitted to the local planning 
authority The approved details shall be fully implemented prior to the occupation of the first 
dwelling on site and retained as such thereafter in accordance with the approved details. 
Reason: To ensure the timely provision of infrastructure and a suitable relationship with the 
highway network in accordance with Policy 8 of the JCS (2016). 

17. Prior to the commencement of development, a detailed scheme (in broad accordance with 
drawing number 9033-SK-090-A), including full engineering and construction details, for the 
A6003/Uppingham Road/Vian Way junction shall have been submitted to the local planning 
authority. The approved details shall be fully implemented prior to the occupation of the 100th 
dwelling on site and retained as such thereafter in accordance with the approved details. 

Reason: To ensure the timely provision of infrastructure and a suitable relationship with the 
highway network in accordance with Policy 8 of the JCS (2016). 
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18. Prior to the commencement of development, a detailed scheme, including full engineering 
and construction details, for the A6003/A43 junction shall have been submitted to the local 
planning authority. The approved details shall be fully implemented prior to the occupation of 
the 100th dwelling on site and retained as such thereafter in accordance with the approved 
details. 

Reason: To ensure the timely provision of infrastructure and a suitable relationship with the 
highway network in accordance with Policy 8 of the JCS (2016). 

19. Prior to the commencement of development, a detailed scheme, including full engineering 
and construction details, for the A43/Rockingham Road Roundabout shall have been 
submitted to the local planning authority. The approved details shall be fully implemented 
prior to the occupation of the 400th dwelling on site and retained as such thereafter in 
accordance with the approved details. 

Reason: To ensure the timely provision of infrastructure and a suitable relationship with the 
highway network in accordance with Policy 8 of the JCS (2016). 

20. Prior to the commencement of development, a detailed scheme (in broad accordance with 
drawing number WSP Drawing No. 9033-SK-092-B) including full engineering and 
construction details, for the A14 Junction 7 Roundabout shall have been submitted to the 
local planning authority. The approved details shall be fully implemented prior to the 
occupation of the first dwelling on site and retained as such thereafter in accordance with the 
approved details. 

Reason: To ensure the timely provision of infrastructure and a suitable relationship with the 
highway network in accordance with Policy 8 of the JCS (2016). 

21. Prior to the commencement of development, a detailed scheme (in broad accordance with 
drawing number 9033-SK-091-1), including full engineering and construction details, for the 
A509/Station Road Junction shall have been submitted to the local planning authority. The 
approved details shall be fully implemented prior to the occupation of the first dwelling on site 
and retained as such thereafter in accordance with the approved details [unless the scheme 
has already been developed by others]. 

Reason: To ensure the timely provision of infrastructure and a suitable relationship with the 
highway network in accordance with Policy 8 of the JCS (2016). 

22. Prior to the commencement of development, a detailed scheme, including full engineering 
and construction details, for the sections of the Primary Road from the “Southern” and 
“Northern” Accesses from the A6003 shall have been submitted to the local planning 
authority. The approved details shall be fully implemented prior to the occupation of the 1st 

dwelling to be served from each relevant access. 

Reason: To ensure the timely provision of infrastructure and a suitable relationship with the 
highway network in accordance with Policy 8 of the JCS (2016) 

23. Prior to the commencement of development, a detailed scheme (in broad accordance with 
drawing number 9033-GA-001-B), including full engineering and construction details, for the 
Oakley Hay Roundabout shall have been submitted to the local planning authority. The 
approved details shall be fully implemented prior to the occupation of the 400th dwelling on 
site and retained as such thereafter in accordance with the approved details. 

Reason: To ensure the timely provision of infrastructure and a suitable relationship with the 
highway network in accordance with Policy 8 of the JCS (2016). 

24. Prior to the commencement of any construction works on each Phase, a detailed scheme 
showing the location and design of bus stops and associated infrastructure to support the 
bus routes agreed within the approved Travel Plan for that Phase shall have been submitted 
to the local planning authority for approval. The approved details shall be fully implemented 
in accordance with that scheme, which shall include trigger points for each bus stop. 
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Reason: To ensure the timely provision of infrastructure and a suitable relationship with the 
highway network in accordance with Policy 8 of the JCS (2016). 

25. Prior to commencement of any construction works on Phase 2, pursuant to Condition 3, a 
detailed scheme (in broad accordance with drawing number 9033-SK-057-C.), including full 
engineering and construction details, for the Northern Access shall have been submitted to 
the local planning authority. The approved details shall be fully implemented in accordance 
the approved details, which shall include a trigger linked to public transport connectivity and 
retained as such thereafter in accordance with the approved details. 
Reason: To ensure the timely provision of infrastructure and a suitable relationship with the 
highway network in accordance with Policy 8 of the JCS (2016). 

26. Prior to commencement of any construction works on Phase 2, pursuant to Condition 3, a 
detailed scheme (in broad accordance with drawing number 9003-SK-036-G.), including full 
engineering and construction details, for the A427 Access Road shall have been submitted 
to the local planning authority. The approved details shall be fully implemented prior to the 
occupation of the 1,500th dwelling on site and retained as such thereafter in accordance with 
the approved details. 
Reason: To ensure the timely provision of infrastructure and a suitable relationship with the 
highway network in accordance with Policy 8 of the JCS (2016). 

27. Prior to commencement of any construction works on Phase 2, pursuant to Condition 4, a 
detailed scheme (in broad accordance with the approved Masterplan) for the High Street 
Road shall have been submitted to the local planning authority. The approved details shall 
be fully implemented prior to the occupation of the 800th dwelling on site and retained as 
such thereafter in accordance with the approved details. 
Reason: To ensure the timely provision of infrastructure and a suitable relationship with the 
highway network in accordance with Policy 8 of the JCS (2016). 

28. Prior to the commencement of development, a detailed scheme for the signal controlled 
junctions of the Primary Road and the High Street (in broad accordance with WSP drawing 
numbers 9033-SK-002 and 9033-SK-003), including full engineering and construction details, 
shall have been submitted to the local planning authority. The approved details shall be fully 
implemented prior to the 1st occupation of any dwelling served by those junctions and shall 
be retained thereafter. 

Reason: To ensure the timely provision of infrastructure and a suitable relationship with the 
highway network in accordance with Policy 8 of the JCS (2016). 

29. Prior to commencement of development a junction improvement scheme to mitigate the 
impacts of the development in the future year of 2031 at the A14 Junction 7 shall be submitted 
to the Local Planning Authority and agreed. The agreed scheme shall thereafter be delivered 
prior to 1st occupation of any dwelling, having first submitted to the Local Planning Authority 
and agreed full engineering and construction details. 

Reason: To ensure the timely provision of infrastructure and a suitable relationship with the 
highway network in accordance with Policy 8 of the JCS (2016). 

30. No development shall be commenced on each Phase until an Estate Street Phasing and 
Completion Plan has been submitted to the local planning authority. The Estate Street 
Phasing and Completion Plan shall set out the development phases and the standards that 
estate streets serving each phase of the development will be completed. No dwelling within 
each Phase shall be occupied until the estate streets affording access to those dwellings 
have been completed in accordance with the approved details.  

Reason: To ensure that the estate streets serving the development are completed and 
thereafter maintained to an acceptable standard in the interest of residential / highway safety; 
to ensure a satisfactory appearance to the highways infrastructure serving the development; 
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and to safeguard the visual amenities of the locality and users of the highway, in accordance 
with Policy 8 of the JCS (2016). 

31. No development shall be commenced until details of the proposed arrangements for future 
management and maintenance of the proposed streets within the development have been 
submitted to local planning authority. The streets shall thereafter be maintained in 
accordance with the approved details until such time as an agreement has been entered into 
under Section 38 of the Highways Act 1980 or a private management and maintenance 
company has been established. 

Reason: To ensure that the estate streets serving the development are completed and 
thereafter maintained to an acceptable standard in the interest of residential / highway safety; 
to ensure a satisfactory appearance to the highways infrastructure serving the development; 
and to safeguard the visual amenities of the locality and users of the highway, in accordance 
with Policy 8 of the JCS (2016). 

32. No development shall be commenced until full engineering, drainage, street lighting and 
constructional details of the streets proposed for adoption have been submitted to the local 
planning authority. The development shall, thereafter, be constructed in accordance with the 
approved details 

Reason: In the interest of highway safety; to ensure a satisfactory appearance to the 
highways infrastructure serving the approved development; and to safeguard the visual 
amenities of the locality and users of the highway in accordance with Policy 8 of the JCS 
(2016). 

33. Prior to commencement of development a Public Rights of Way (PRoW) Strategy shall be 
submitted to the Local Planning Authority. It will detail how the development will impact of the 
PRoW network in the vicinity of and passing through the site, during both the construction 
period and as a result of the development proposals. The details shall include, but not be 
limited to the following: 

i. Construction works carried out in close proximity to and using PRoW, and measures 
to protect the PRoW and safety of the public, and repair any damage caused; 

ii. Details of the protection and improvement of PRoW through the site. 

The development shall thereafter proceed in accordance with the agreed PRoW Strategy.  
Reason: To ensure the timely provision of infrastructure and a suitable relationship with the 
highway network in accordance with Policy 8 of the JCS (2016). 

34. No development shall commence, excluding site clearance and S.278 works, in relation to 
any Phase until an electric vehicle charging infrastructure strategy and implementation plan 
has been submitted to the Local Planning Authority for that Phase. The Strategy shall have 
regard to parking associated with all use classes and the provision of electric vehicle cabling 
infrastructure. 
Each reserved matters application for layout in relation to any Development Parcel shall 
include a statement to demonstrate compliance with the approved electric vehicle charging 
strategy, which shall include, where relevant to the overall strategy, details of the number, 
location, installation and management of the electric vehicle charging points. 
The electric vehicle charging points shall be implemented prior to first occupation of any 
building, in any Use Class, within that Development Parcel, and maintained in accordance 
with the approved strategy/plan and details. 
Reason: To ensure a sustainable form of development that contributes towards meeting 
Climate Change targets in accordance with Policies 8 and 9 of the North Northamptonshire 
Joint Core Strategy (2016). 
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35. Prior to the commencement of any construction works on the site, a detailed scheme, 
including full engineering and construction details, for the following pedestrian and cycle 
routes shall have been submitted to the local planning authority: 

i. Northern side of Danesholme Road between the A6003 and Uppingham Road and 
Gainsborough Road (in broad accordance with Drawing No. 9033-SK-060);  

ii. Oakley Road; 
iii. A new shared footway/cycle way on the Eastern side of the A6003 Uppingham 

Road (in broad accordance with Drawing No. 9003-SK-046) 
iv. Upgrade of footways on both side of the A427 from the BP roundabout towards 

Corby Town Centre to 3m shared footway/cycleways and the provision of new 
crossing points or upgrades to existing facilities; 

v. Existing footway connections to Chesil Walk upgraded to improve surfacing and 
lighting; 

The approved details shall be fully implemented prior to the occupation of the first dwelling 
on site and retained as such thereafter in accordance with the approved details. 
Reason: To ensure the timely provision of infrastructure and a suitable relationship with the 
highway network in accordance with Policy 8 of the JCS (2016). 

36. No development shall take place including any works of demolition or site clearance until a 
Construction Transport Management Plan (CTMP) has been submitted to the local planning 
authority. The CTMP shall provide for: 

i. Parking of vehicles of site operatives and visitors; 
ii. Routes for construction traffic; 
iii. Hours of operation; 
iv. Methods for the prevention of mud being carried onto the highway; 
v. Pedestrian and cyclist protection; 
vi. Proposed temporary traffic restrictions; 
vii. Arrangements for turning vehicles. 

There shall be no development on site other than in accordance with the approved details. 
Reason: In the interests of safe operation of the highway in the lead into development both 
during the demolition/site clearance and construction phases of the development in 
accordance with Policies 8 and 15 of the North Northamptonshire Joint Core Strategy (2016). 

37. No development shall take place until a detailed Strategic Surface Water Drainage Strategy 
for the application site has been submitted to and approved in writing by the Local Planning 
Authority. The strategy shall include: 

i. Details of existing and proposed drainage routes, including groundwater; 
ii. Provision for exceedance of the strategic system such that overland flow routes 

are directed away from property; 
iii. Detailed calculations of any on or off-site storage requirements, including 

precautionary factors for potential future impermeable expansion areas of 
extensions; 

iv. Detailed calculations for the proposed discharge rates to the receiving 
watercourses, inclusive of any necessary base-flow rates; 

v. Details of how the scheme and any proposed structures, including pumped system 
shall be maintained and managed after completion as required; 

vi. Exceedance of the system has been considered through the provision of overland 
flow routes; 

vii. Detailed design of storage volumes incorporating silt capacity over a 100yr period; 
viii. The scheme shall be fully implemented in accordance with zoning and phasing 

arrangements embodied within the scheme or within any other period as may 
subsequently be agreed in writing by the Local Planning Authority. 
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The scheme shall be implemented in full accordance with the timing/phasing arrangements 
embodied within the approved details. All reserved matters applications in respect to 
Development Parcels shall be designed in accordance with the approved scheme. 
Reason: In order to safeguard against the risk of flooding, to ensure adequate flood control, 
maintenance and efficient use and management of water within the site, to ensure the quality 
of the water entering received water courses is appropriate and monitored and to promote 
the use of sustainable urban drainage systems to limit the volume and pace of water leaving 
the site in accordance with Policy 5 of the North Northamptonshire Joint Core Strategy (2016).  

38. No development shall take place until a detailed scheme for surface water management has 
been submitted to the Local Planning Authority. The scheme shall include: 

i. Detail of the long-term ownership, responsibilities for the management and a long-
term maintenance schedule for the entire strategic surface water drainage system 
shall be submitted to and approved in writing by the Local Planning Authority. The 
relevant areas shall thereafter be managed in accordance with the approved details. 

ii. A programme for the interim ownership, responsibilities for the management and 
maintenance schedule of the strategic surface water drainage scheme during 
construction shall be submitted to and approved in writing by the Local Planning 
Authority. The relevant areas shall thereafter be managed in accordance with the 
approved scheme. 

Prior to the 1st occupation within each Development Parcel pursuant to this permission a 
programme for the future ownership and responsibilities for the management of the surface 
water to which that development parcel relates shall be submitted to and approved in writing 
by the Local Planning Authority and shall compliment the approved Site-Wide Surface Water 
Drainage Strategy pursuant to condition 31. The relevant areas shall thereafter be managed 
in accordance with the approved scheme. 
Reason: To ensure the satisfactory management of the surface water scheme in perpetuity 
with the development in accordance with Policy 5 of the North Northamptonshire Joint Core 
Strategy (2016). 

39. Prior to the commencement of any Development Parcel a detailed scheme for on-site foul 
water drainage for that Development Parcel shall be submitted to the Local Planning 
Authority. The scheme shall detail its conformity with the approved Foul Site-Wide Water 
Strategy pursuant to Condition 10. No buildings shall be occupied within that Development 
Parcel until the works have been carried out in accordance with the approved details and 
they shall be retained thereafter. 

Reason: To prevent environmental and amenity problems arising from flooding in 
accordance with Policy 5 of the North Northamptonshire Joint Core Strategy. 

40. Prior to the commencement of any Development Parcel full details of the measures for 
ecological mitigation will have been set out in an Ecological Management Plan (EcMP) for 
that Development Parcel which shall have been submitted to the Local Planning Authority. 
The EcMP shall accord with the Environmental Statement (March 2017) and Addendum 
Environmental Statement (August 2018) and include the following as appropriate: 

i. A summary of all habitat and species surveys to identify areas of importance to 
biodiversity; 

ii. A plan showing area of importance for biodiversity and the extent of the area 
covered by the EcMP; 

iii. Full details of measures for the protection and suitable mitigation of all legally 
protected specifies and those habitats and species identified as being of 
importance to biodiversity both during construction and post-development; 

iv. Identification of habitats and species worthy of management and enhancement 
together with the setting of appropriate conservation objectives. Prescriptions shall 
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be provided to detail how habitat and species management and enhancement 
shall be provided; 

v. Details of habitat creation and management for aquatic and terrestrial 
invertebrates; 

vi. Proposals for ecological enhancement measures and management of habitats and 
features created within the soft landscape areas; 

vii. A summary work schedule table, including an indication of timings that the 
prescriptions and protection measures shall be implemented or undertaken within; 

viii. A ten-year strategy for post development monitoring of the effective implantation of 
the EcMP and a means for its periodic review with the Local Planning Authority to 
ensure effective implementation; 

ix. Confirmation of suitably qualified personnel responsible for over-seeing 
implementation of the EcMP commitments, such as an Ecological Clerk of Works 
(including an outline of the role) 

All species and habitat protection, enhancement, restoration and creation measures shall be 
carried out in accordance with the approved EcMP. 

Reason: To ensure that the development of the site conserves and enhances ecology in 
accordance with Policy 4 of the North Northamptonshire Joint Core Strategy (2016). 

41. No development shall commence in relation to any Development Parcel incorporating uses other 
than residential dwellings until a noise impact assessment for that Development Parcel, including 
where appropriate a scheme for the insulation of any building(s) or use(s) and associated 
plant/equipment, and/or noise mitigation measures to minimise the level of noise emanating from 
the said building(s) or use(s) has been submitted to the Local Planning Authority. 

The approved scheme of insulation/mitigation shall be fully implemented before the relevant 
use(s), building(s) or plant/equipment are commenced (in relation to uses), occupied (in relation 
to buildings) or used (in relation to plant/equipment) within that Development Parcel and shall 
thereafter be maintained in strict accordance with the approved details. 

Reason: To protect the amenity of nearby properties in accordance with Policy 8 of the North 
Northamptonshire Joint Core Strategy (2016) 

42. No development shall commence in relation to any Development Parcel until details of low 
emissions monitoring, management (including timetable of implementation) and review strategy, 
including the provision of an annual review report has been submitted to the LPA in writing for 
approval. The development of the relevant parcel shall be implemented and maintained in 
accordance with the agreed details and timetable of provision. 

Reason: To ensure that the development identifies and mitigates the impacts of traffic/transport 
emissions on local air quality, public health and habitats during the construction and operation 
phases of the development in accordance with the requirements of Policy 8 of the North 
Northamptonshire Joint Core Strategy (2016). 

43. No development shall commence in relation to any Development Parcel until details of a water 
conservation strategy and management measures for that Development Parcel has been 
submitted to and approved in writing by the Local Planning Authority. Each Development Parcel 
shall thereafter be implemented in accordance with approved scheme. 

Reason: To ensure practicable water conservation measures are implemented across the site in 
accordance with Policy 5 of the North Northamptonshire Joint Core Strategy (2016). 

Prior to Occupation 

44. Prior to the occupation of any dwelling in each Phase, a detailed scheme, including full 
engineering and construction details, for the improvements of existing Rights of Way through the 
site shall have been submitted to the local planning authority. The approved details shall be fully 
implemented prior to the occupation of the first dwelling on that Phase and retained as such 
thereafter in accordance with the approved details. 
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Reason: To ensure the timely provision of infrastructure and a suitable relationship with the 
highway network in accordance with Policy 8 of the JCS (2016). 

45. Prior to the occupation of any dwelling on site, a detailed scheme (in broad accordance with 
drawing number 9033-SK-024-E), including full engineering and construction details, for the 
A6003/A427 (BP Roundabout) shall have been submitted to the local planning authority. The 
approved details shall be fully implemented prior to the occupation of the 100th dwelling on site 
and retained as such thereafter in accordance with the approved details. 

Reason: To ensure the timely provision of infrastructure and a suitable relationship with the 
highway network in accordance with Policy 8 of the JCS (2016). 

46. Prior to the occupation of the 1000th dwelling on site, a detailed scheme (in broad accordance 
with drawing number 9033-SK-058-C), including full engineering and construction details, for the 
A6003/Rockingham Road Roundabout shall have been submitted to the local planning authority. 
The approved details shall be fully implemented prior to the occupation of the 1350th dwelling on 
site and retained as such thereafter in accordance with the approved details. 

Reason: To ensure the timely provision of infrastructure and a suitable relationship with the 
highway network in accordance with Policy 8 of the JCS (2016). 

47. Following completion of the High Street and opening to all traffic, a second loop road of a standard 
to be agreed with the Local Planning Authority shall be provided prior to the occupation of any 
dwelling in excess of 400m from a bus stop (and bus services). 

Reason: To ensure the timely provision of infrastructure and a suitable relationship with the 
highway network in accordance with Policy 8 of the JCS (2016). 

Others 

48. All planning, seeding or turfing in the approved soft landscaping details for the relevant 
development parcel shall be carried out in accordance with the approved details for the relevant 
development parcels, prior to the completion of the appropriate element of the development or in 
accordance with a programme to be agreed in writing by the Local Planning Authority . Any trees, 
plants, turf or seeded areas which within a period of 5 years are removed or noticeably damaged 
or diseased, or have failed to establish or make reasonable growth, shall be replaced in the next 
planting season with others of the same size and species, unless the Local Planning Authority 
gives written approval to any variation. 

Reason: In the interests of accurately establishing the quality and value of trees and hedges on 
or adjacent to the site and implications for development. 

49. Any development carried out under this permission shall not exceed the development levels set 
out in the description of development and assessed in the submitted Environmental Statement. 

Reason: To ensure that the development and associated mitigation measures takes place in 
accordance with the principles, parameters and assessment contained within the submitted 
application documentation and Environmental Statement. 

50. There shall be no Commencement of Development on the Green Land (as identified within the 
s106 agreement) until a confirmatory deed in respect of the Green Land has been completed and 
submitted to the local planning authority. 

Reason: To ensure an equitable division of planning obligations across the whole site subject to 
the planning application. 

51. The development hereby permitted shall be carried out in accordance with the following approved 
plans, unless variations are agreed by the Local Planning Authority in order to discharge other 
conditions attached to this decision: 

i. Site Location Plan (Adam Urbanism, Ref. RA 5845U/LP01); 
ii. Site Boundary Plan (Adam Urbanism, Ref. RA 5845U/BP01);  
iii. Topographical Survey Plan (Adam Urbanism, Ref. TS01); 



 
 

   46 
066 

iv. Parameter Plan 1 Proposed Land Use (Adam Urbanism, Ref. RA 5845U/PP01); 
v. Parameter Plan 2 Proposed Maximum Building Heights (Adam Urbanism, Ref. RA 

5845U/PP02); 
vi. Environmental Statement. Volume 1: Main Text and Figures (Barton Willmore, 

March 2017); 
vii. Environmental Statement. Volume 2: Technical Appendices (Barton Willmore, 

March 2017); 
viii. Environmental Statement. Non-Technical Summary (Barton Willmore, March 2017); 
ix. Planning Statement (Barton Willmore, Ref. 23726/p8c); 
x. Design and Access Statement including Design Code Principles (Adam Urbanism, 

March 2017); 
xi. Statement of Community Engagement (Meeting Place Communications, March 

2017); 
xii. Sustainability and Energy Statement (WSP, Ref. 70009033, March 2017); 
xiii. Retail Assessment (Barton Willmore, March 2017); 
xiv. Waste Management Strategy (WSP, Ref. 70009033, March 2017); 
xv. Utilities Statement (WSP, Ref. 70006338, March 2017). 
xvi. Drainage Impact Assessment Report (Anglian Water, ref. 25075/S-12468, 19th 

January 2018); 
xvii. Replacement Transport Assessment (ES Volume 3A, WSP, ref. 70009033 Revision 

1, 31st August 2018); 
xviii. West Corby Urban Expansion, Northamptonshire - Archaeological Field Evaluation: 

Interim Summary of Results (Tim Higgins, UoL, Accession Number ENN108 443); 
xix. ES Appendix 16.1 ‘Minerals Resource and Reserve Assessment’ (C.G. Down, July 

2016); 
xx. Environmental Statement Addendum (Barton Willmore, Ref. 

24404/A5/Reports/ESAddendum); 
xxi. Environmental Statement Addendum Non-Technical Summary (Barton Willmore, 

Ref. 24404/A5/ESAddendum/NTS); 
xxii. West Corby – Modelling Note, Climate Change Testing (WSP, Ref. 70009033, 29th 

June 2018); 

Reason: For the avoidance of doubt and to ensure a suitable form of development in accordance 
with Policy 8 of the North Northamptonshire Joint Core Strategy. 

Officers to Contact: 
Alex Jelley 
Tel No: 01536 464000 
Email: planningservices@corby.gov.uk 

 

 


