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Applications for Planning Permission 
 

1.  
 

04/00442/OUT Residential development of not more than 970 dwellings; public 
open space, primary school and community facility, associated 
development including provision of roads and infrastructure.  
Access to Longcroft Road including provision of dual 
carriageway between the A43 roundabout and the eastern access 
point to the development – for Taylor Woodrow Developments 
and Corus UK Ltd. 

 

 Site Description 
The application site (38 hectares) is included as an existing allocation for housing in the Corby 
Borough Local Plan (Site R8) and comprises fields and hedges.   

The northern part of the site abuts Longcroft Road with Stanion Lane Plantation beyond and to 
the west is Oakley Purlius.  To the east, south and south west, the arable fields extend to 
Stanion and Little Oakley.  The Borough boundary abuts the south western part.  The site is 
located on the middle slopes of the Harpers Brook valley, below a plateau which extends 
along the southern boundary of Corby.  The application area lies on the south east facing 
slope.  Land rises from approximately 80metres AOD on the south east side 106 metres AOD 
at the north western boundary.   

 The Proposal 
Taylor Woodrow and Corus UK are the joint applicants.  The application has been submitted in 
outline to establish the principle of the development.  The scheme includes the following. 

 

• Not more than 970 houses 

• Public Open Space 

• Formal Playing fields 

• Primary School 

• Community Facility 

• Roads and Infrastructure (including dualling Longcroft Road between the A43 roundabout 
and the eastern access point to the development) 

• Structural and local planting 
 
In view of the nature, scale and location of the proposal, the scheme constitutes a 
Environmental Impact Assessment  Development under Schedule 2 of the Town and Country 
Planning (Environmental Impact Assessment) (England and Wales) Regulations 1999.  The 
application is therefore supported by a full Environmental Statement and Non Technical 
Summary. 

 

Further supporting information includes: 

• Public Consultation Summary 
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• Design Statement including Master Plan, Landscape Strategy, Open Space and 
Recreation Strategy, Sustainable Drainage Strategy, Soils Handling Strategy, Urban 
Design, Movement, Sustainability Appraisal. 

The Planning Authority has also issued a formal Request for additional information under 
Regulation 19 of the Environmental Impact Regulations which has led to the submission of 
further documentation to amend or add to the original submission. 

The latest Master Plan explains the concept of the proposed development, including the 
following: 

• A range of housing density between 30 dwellings per hectare located toward the south 
western and eastern parts of the proposed built up area with areas of 40 dwellings per 
hectare and 50 dwellings per hectare in the central and northern parts. 

• The Primary School, Community Building and 2 mixed use buildings (ground floor shells 
which can take a variety of uses i.e. retail/food and drink/employment, with apartments 
over) positioned in the north east corner of the site. 

• Series of balancing lakes/ponds which will also act as features within the development. 

• Two points of access to the development from Longcroft Road via new roundabouts. 

• Substantial woodland edges to be retained, reinforced or replanted.  Over time the housing 
will be set into the wider Rockingham Forest Framework. 

• Open Space is located at the site perimeters and along the central valleys which drain the 
site. 

• A high percentage of unbuilt areas because of ecological and landscape mitigation (11 
hectares). 

• Planting arranged along major roads on higher ground, which in time, will form a skyline of 
wooded ridges.  An additional 2 hectares of planting to the south to set the housing behind 
a substantial woodland screen.   

• A Series of 5 phases with the construction period between 2006 and 2011. 

The Master Plan considers the implications for possible options for the A43 Corby Link Road 
(Options 5, 5A, and 1F) 

 Consultation/Notification 
A comprehensive consultation and notification exercise to ensure compliance with the 
Environmental Impact Regulations, to inform and enable appropriate feedback into the 
application process for this major and significant application was carried out at the time of the 
original submission.  The process involved two main aspects: 

1. Formal consultation with various agencies/representative groups to obtain 
technical advice or comments; 

2. Publicity to the wider public i.e. Stanion Residents. 

Further formal consultation was undertaken in accordance with the Environmental Impact 
Regulations at the time of the “Regulation 19” additional information submission.   

The formal responses to consultation are included in the report at Appendix A. 

The applicant also undertook a Public Consultation exercise including Stakeholder briefings, 
Newsletters, Public Exhibitions and Media Relations as detailed in the Public Consultation 
Summary document which supported the application. 

Representations 
One letter of representation has been received from a resident of Home Farm Road Stanion 
which raises the following concerns: 
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• The building of 970 houses would affect the residents of Stanion; 

• The main concern is the influx of traffic on the A43.  Would residents use the new link road 
when the built?  The A43 would be used as a “rat run”, adding congestion to the A43 which 
passes Home Farm Road.  Will Stanion residents be eligible for any compensation or 
reduction in Council Tax? 

 REPORT 
The application is a major development and raises a number of issues.  Those considered to 
be particularly relevant to its determination are: 

1. Appraisal of Environmental Statement 

2. Planning Policy 

3. Design 

4. Housing 

5. Surface/Foul Water Drainage 

6. Transportation 

7. Education 

8. Open Space/Recreation 

9. Community Facilities 

10. Contaminated Land 

11. Crime Prevention 

The application site is allocated for housing development in the Corby Borough Local Plan 
(site R8).  This proposes 560 houses within the Local Plan Period up to 2006.  Background 
papers to the Local Plan shows that at that time the site would be capable of development of 
750 houses in total.  The current application proposes 970 houses and the application has 
been advertised as a Departure to the Development Plan.  However the increase in housing 
numbers is in accordance with the Growth Proposed in the MKSM Sub Regional Strategy and 
accords with PPG3.  The proposal would not significantly prejudice the implementation of the 
development plan policies and proposals. 

The site is a Greenfield site.  In accordance with the Town and Country Planning (Residential 
Development on Greenfield Land) (England) Direction 2000, the application will need to be 
referred to the Office of the Deputy Prime Minister if the Borough Council is minded to 
approve, where the site is over 5 hectares.   

1. Environmental Impact Assessment 
The proposals are considered to constitute “Schedule 2” development under the Town and 
Country Planning (Environmental Impact Assessment) (England and Wales) Regulations 
1999, on the basis of the scheme being an Urban Development Project of more than 0.5 
hectares, where this may give rise to significant environmental affects. 

The Regulations set out a procedure known as Environmental Impact Assessment (EIA).  In 
accordance with the Regulations a full Environmental Statement (ES) has been submitted 
along with a Non-Technical Summary.  The aim of the ES is to set out a base-line situation 
prior to commencement of development to assess the likely Environmental Impact and where 
necessary promote mitigation measures. 

The procedures for assessment of ES involve particular publicity and consultation 
arrangements. 

Since the submission of the Outline Application additional information which was considered 
necessary to complete the ES was requested under EIA Regulation 19.  This information was 
submitted on 20 June 2005.  Further consultation has been undertaken with regard to this 
additional documentation. 

The review of the submitted Environmental Statement (ES) including the Regulation  
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19 information has been undertaken by the Planning Authority’s consultants. 

The assessment considers the potential environmental impacts of the proposed 
Development prior to determination of the application, allowing the Planning Authority to 
interpret the adequacy of the information contained in the ES. 

The four main areas open for review (taken from the 1999 regulations) are: 

1. Description of the development, the local environment and baseline conditions. 

2. Identification and evaluation of key impacts. 

3. Alternatives and mitigation of impact. 

4. Communication of results. 

The ES highlights 11 key impacts. 

• Landscape/visual 

• Ecology 

• Agricultural Land 

• Archaeology 

• Transportation 

• Air Quality 

• Noise and vibration 

• Lighting 

• Water quality 

• Flood Risk 

• Socio-economic affects 

The conclusion is that, following the Regulation 19 information, the Environmental 
Statement has now satisfactorily addressed the potential impacts.   

The full ES Appraisal is shown at Appendix B. 

2. Planning Policy 

Although allocated for development in the current Local Plan, the current outline 
application proposes an increase in dwelling numbers.   

The application raises important policy matters.  The Planning Authority’s consultant has 
reported on the planning policy implications. 

The report considers the main policy documentation including 

• The adopted plans for the area   

i) Regional Spatial Strategy for the East Midlands (March 2005) including Part A and Part 
B  of the Milton Keynes and South Midlands Sub-Regional Strategy 

ii) Northamptonshire Structure Plan (March 2001) 

iii) Corby Local Plan (June 1997) 

• The Emerging Plan – Local Development Document 

• Non Statutory Plans (Catalyst Corby Regeneration Framework and Corby Community 

Strategy 2003 – 2008) 

• National Policy Guidance 

 PPS1 – Delivering Sustainable Development 
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 PPG3 – Housing 

 PPS7 – Sustainable Development in Rural Areas 

 PPG13 – Transport 

The conclusions of the report are: 

• The appropriateness of development on this Local Plan allocated site must be re-
assessed in the light of PPG3. As a result of the requirements of the RSS/ MKSM SRS 
(reflecting the Government’s Sustainable Communities agenda) there is a need to 
increase house-building rates in Corby. While approval of development at Priors Hall will 
make a major contribution to meeting these requirements, it will not be able to deliver 
all that is required in the period to 2011.  

• Recent work on urban capacity and housing land availability has established that there 
would still be a need for about 5,000 dwellings (if no allowance is made for this site) in 
the period to 2021 and that there would also be a shortfall in the period to 2011 if 
another large site in addition to Priors Hall does not come on stream in the next 2-3 
years. Indeed the release of the Priors Hall site, as well as the Regeneration Framework 
on which the SRS is based, is predicated on the assumption that this site will be 
developed as well. This will provide choice in the housing market but within a structured 
programme that will avoid saturation.  

• An alternative to developing this site would be to release all or part of another major 
urban extension site through the LDF process but it would take some time and the 
application site has the advantage of having already been through a Local Plan 
consultation and public local inquiry process. Moreover, while the LDF assessment might 
show that other sites are more sustainable, there is no guarantee that this is the case, 
given the location of the site and public transport improvements proposed for the 
application site. 

• The increase in density to 35dph and in capacity to 970 dwellings is in accordance with 
policy in PPG3 and with the objective to build communities. It also increases the viability 
of public transport provision to the site in accordance with PPG13 and of the provision of 
affordable housing, a primary school and community facilities. However, consideration 
needs to be given to making allowances in terms of layout for possible extension to the 
site, subject to the LDF process. 

• The Environmental Statement raises various issues and the detailed consideration of 
these impacts and proposed mitigation need to be addressed in more detail outside this 
note, together with the issues of provision of community, retail, recreational and 
educational facilities and affordable housing. Subject to this, the site in principle offers the 
most sustainable greenfield option for large-scale housing development in the Borough to 
meet housing requirements in the short term. 

 
The Full Report is included as Appendix C. 
  
3. Design 
The outline application is supported by a Design Statement which includes a Master Plan and 
which promotes a Design Approach to a housing development in the context of the existing 
site, its topography and its location, taking into account accepted Urban Design Principles.  

The development concept tries to marry the existing landscape framework with the 
development principles; including,  
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• Urban Space Swathes “Village Greens” to link the woodland to the development area.  
These are to aligned with key building frontages which are to frame key spaces, or are 
important in Urban Design terms.   

• Existing important features incorporated into the proposed development, primarily two 
gentle valleys running down to the south east which form linear parks and the ridge line of 
the Roman Road between them have been retained in the Plan. 

• The development respects the hedgerow pattern and exiting landscape character of the 
area and includes design features to help give a sense of place. 

The above principles find their way into a Vision and Design Guidance for the development. 

Vision 
A traditional Urban form specifically designed to reflect the appearance and character of 
surrounding villages. 

• Proposals for planting of additional trees and hedgerows around the site  

• Up to 970 new homes ranging from traditional five-bedrooms two storey detached houses 
to smaller two and three storey town housing (affordable housing will be provided) 

• A school site with potential for associated community facilities 

• A site for a community facility/village hall 

• A number of landscape and village greens in key areas 

• A series of landscaped lakes and ponds to enhance the visual appearance of the area and 
prevent potential for off-site flooding.  The lakes are designed as part of the Sustainable 
Urban Drainage Strategy. 

• The new development will link to existing key routes into Corby.  New pedestrian and cycle 
routes will be created eastwards to Corby and westwards to Stanion. 

• Bus routes to link the site to Corby. 

• An overall density of 35 dwellings per hectare with higher density along the mixed use 
gateway, along spine roads, village greens and Roman Road. 

Detailed Design 
The building style will respect the Rockingham Forest Design Guidance and to reflect the 
appearance and character of surrounding villages, with some use of local stone. 

A series of 4 character areas are proposed to try and create a sense of place and add variety 
and character to the development. 

(i) Mixed Use Gateway 

(ii) Village Greens 

(iii) The Lake (at the eastern edge of the site) 

(iv) The Roman Road 

 

It is considered that a Design Approach based on the Rockingham Forest Trust Design 
Guidance and the creation of Character Areas, taking into account existing landscape features 
and promoting new planting is acceptable.  However it is important that the concept  finds its 
way into more detailed Design Guidance in the form of Design Codes at full planning stage.   

It is therefore recommended that a condition be imposed requiring a Design Codes, detailed 
documents which sets rules for the design of a new development  and which go further than 
traditional design guidance  The Design Code should consider a comprehensive range of 
matters which should include the following. 
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• Urban Design Principles 

• Road Hierarchy 

• Building layout, style, form. 

• External materials. 

• Hard and soft landscaping 

• Energy Efficiency Measures 

• Sustainable Drainage 

• Water Conservation Measures. 

• Crime Prevention 

• Lighting/street furniture 

• Parking 

• Public Art 

  

4. Housing 
 The applicant proposes a range of housing from 2 bed to 5 bed, with densities varying 
between 20 and 50 dwellings per hectare., achieving an average of 35 dwellings per hectare.  
This accords with the guidance in PPG 3 with regard to making the best use of land. 

 The applicants have advised that affordable housing will be provided and have entered into 
discussions with the Housing Strategy Manager.  To accord with the Housing Strategy 2005 – 
2008, 20% Affordable Housing would need to be provided.  The appropriate mechanism for 
ensuring its provision is through Section 106 Agreement.  These matters are therefore subject 
to discussion between the applicant and the Planning Authority.   A Housing Strategy will need 
to be agreed. The development should include a range of housing  to meet all needs.   

5. Surface/Foul Water Drainage 
 The implications for drainage are considered in the Environmental Statement.  Additional 
information in response to concerns raised was provided by the applicant in the “Regulation 
19” submission in the form of a Drainage Strategy, setting out the principles for foul and 
surface water drainage for the development.   

Foul Water Drainage 
 There is a 300 mm diameter foul water sewer in Longcroft Road which has been designed to 
accommodate flows from the allocated site R8 development.  The applicant proposes to install 
a pumping station at the low point of the site with a rising main to the Longcroft Road sewer. 

Foul water flows will ultimately discharge to Corby Sewage Treatment Works.  There are 
implication for the capacity of the STW given the level of growth proposed in Corby.  This 
matter is being considered and addressed via the Water Cycle Study (see below).  The 
applicant also suggests a possible alternative interim solution to provide cesspools that are 
emptied on a regular basis. 

Storm Water Drainage 
 The Storm Water Drainage Strategy is supported by a Flood Risk Assessment.  The main 
principles in this Strategy are: 

• The culverted section of the Harpers Brook tributary is to be restored to open channel to 
provide environmental enhancements in line with Environment Agency’s aspirations. 

• All storm water run off will outfall via above and below ground balancing facilities in order 
that all flows are attenuated to the required 1 in 100  standard for discharging off site.  Post 
development run off will therefore be attenuated to pre development greenfield run off 
rates.  An additional 20% is allowed for climate change.   
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• Sustainable Urban Drainage Systems (SUDS) will be incorporated and are likely to take 
the form of balancing facilities on site. 

• The Outline Strategy presents a worse case scenario whilst looking at more traditional 
balancing techniques and demonstrating the site can be delivered in terms of surface 
water drainage.  Future design stages will look at introducing more SUDS features. 

Water Cycle Study 
As reported with the Priors Hall application the Environment Agency requires proposals for 
large scale developments within Corby to be considered strategically rather than a site by site 
basis, with regard to Water related infrastructure issues.  This strategic approach is endorsed 
within planning policy through the Milton Keynes South Midlands Sub Regional Strategy.  The 
Environment Agency is therefore undertaking a Water Cycle Study which considers the 
implications for anticipated growth on: 

• Water Supply 

• Surface Water and Flood Risk 

• Foul Water Disposal (including Sewage Treatment) 

The first phase of the Study is expected to outline what infrastructure is necessary for Corby’s 
growth and at which stage it should be provided.  Individual developers will then be required 
to make a financial contribution towards the strategic infrastructure as well as provide their 
own on site systems.  The study will include likely costings for the infrastructure and the level 
of developer contributions.   

With regard to the current application the Environment Agency has suggested an early 
estimate of likely figures although these may well change when Phase 1 of the Study is 
published.  As things stand at present the Environment Agency has advised that it objects to 
the scheme pending such time as a legal agreement (Section 106) is in place to ensure 
appropriate contributions. 

The applicant has advised of a willingness to contribute to the strategic infrastructure but 
requests that this should relate to the dwelling provision over and above the Local Plan 
allocation. 

Discussions are taking place with the Environment Agency about the implications for the 
Water Cycle Study and the approach to developer contributions.  

6. Transportation 
There are several issues which require to be considered with regard to transportation. 

 

(i) Impact of Traffic Generation associated with the development by itself and in 
relation to the Development Growth proposed for Corby. 

(ii) Implications with regard to the proposed Corby A43 Link Road. 

(iii) Relationship of the site to Corby and the need to ensure appropriate transport 
routes. 

(iv) The need to reduce the use of the private motor car through public 
transport/walking/cycling. 

The Environmental Assessment Volume 4 Appendix 8 – Transportation Statement consider is 
the issues, providing information and data by consulting engineers WSP.  This concludes: 

• The application site is well situated to promote trips by foot, cycle and bus to Corby Town 
Centre  

• Opening up the existing agricultural bridge (to Oakley Vale) to buses would encourage 
their use and thus provide a direct and shorter route to Corby Town Centre not available 
to cars which have to take a longer more circulative route. 
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• The existing Demand Responsive bus service introduced in April 2004 can be extended 
into the site.  This will help to improve the financial viability of the service which is 
expected to be self sustaining within five years.  It is suggested that this should have a 15 
minute frequency in peak periods and 30 minutes off peak frequency. 

• It has been demonstrated that the application site can be adequately accessed from 
Longcroft Road irrespective of the eventual realignment adopted for the A43 Corby Link 
Road. 

• The Traffic Impact of the proposed development and the local highway network is minimal 
and can be accommodated without significant junction improvements. 

•  further, more detailed assessment should be carried out for Oakley Road/Westcott Way 
and Oakley Road/Station Road junctions to explore whether or not pedestrians and 
cyclists need additional help through these junctions. 

The above is supplemented by the additional information included in the “Regulation 19” 
submission as follows: 

• The developer is committed to contributing to a 15 minute peak hour bus service to Corby 
Town Centre and a 30 minute service throughout the rest of the day.  The timing and 
provision to be discussed with and agreed with the Planning Authority and bus operator. 

• The developer will provide a combined pedestrian/cycle route along Longcroft Road 
towards Stanion.  It is anticipated that Northamptonshire County Council will provide a 
similar pedestrian/cycle crossing of the realigned A43 to the current provision, i.e. a 3 
metre wide route with dropped kerbs and pedestrian guard rails in the central split island 
to the south of the junction.  Pedestrian access to Stanion from the A6116 is provided by a 
short link connecting the A6116 and Warren Road approximately 1.5 metres wide but 
overgrown and located approximately 30 metres east of the roundabout junction.  The 
developer will contribute to upgrading this section of the route to 3 metres wide to cater for 
both cyclists and pedestrians who can then use Warren Road and other local roads within 
Stanion to access local destinations. 

• A pedestrian/cycle right of way will be created westwards from the site through the 
woodland to the bridge over the railway.  This will then join the proposed routes through 
Oakley Vale to Corby Town Centre. 

• A green lane pedestrian/cycling route will be created adjoining Longcroft Road east of the 
site to create a recreational route towards Stanion and beyond. 

Transportation Consultations 
Highway Authority 
Detailed comments were received from the Highway Authority on 11th July.  The summary of 
the comments is:- 

The Transportation Assessment (TA)  provides a comprehensive analysis of the impacts  the 
proposed development is likely to have on the surrounding network, although it has not taken 
into account the cumulative impacts deriving from other development in and around Corby 
that have been taken account of within the Corby Transport Model. 

The methodology adopted in assessing the trips generated and the distribution on the 
network is acceptable. 

The public transport options considered for the site need to be analysed at a larger scale for  
their viability and the Corby Transport Model would help decide on the best option. 

No proposals have been spelt out in the TA for provision of pedestrian and cycle paths from 
the site to existing pedestrian/cycle pathways. 

Developer contributions towards highway infrastructure improvements need to be agreed 
between the Council and the Developer based on the outcome of the Corby Transport Model. 
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Since the TA was prepared, the Highway Authority have advised that further options have 
been considered with the route of the Corby Link Road (CLR).  The NCC Cabinet has decided 
to adopt route 1G after consultation with both Kettering and Corby Councils.  The County 
Council ‘s current proposal may require the provision of a small area of land to the eastern 
side of the site.   

The Corby Transport Model which is proposed to take into account, as it evolves, the impact 
of single site traffic such as that for Site R8 at Stanion plus other developments which are 
proposed with the growth envisaged for the town and also to inform the wider South Midlands 
Multi Model Study.  It is considered that the application of the Transport Model will have the 
following benefits: 

• How traffic generated by proposed developments including that at the current application 
site, will interact with existing traffic; 

• Help identify the specific locations of congestion and the assessment of the suitability of 
improvements, new highways and/or traffic management measures and alternative modes 
of sustainable transport; 

• Assess the benefits or otherwise associated with major improvements; 

• The outputs from the traffic model can be used as a transparent and equitable tool for 
determining the necessary developer funding for transport improvements; 

• The model can also be used, if required, for economic assessment in support of major 
schemes. 

The Highway Authority highlights a number of detailed matters which need to be agreed with 
regard to the current application but suggest these can be resolved at detailed application 
stage.  No objections are therefore raised to approval of Outline Permission subject to: 

(A) Financial contributions and/or off site works with regard to highway infrastructure    
improvements identified through the Corby Transport Model (extent of contribution yet 
to be determined) ; 

Provision of public transport services as identified via both the Corby Transport Model 
and a more detailed appraisal to be undertaken by the developer; 

Improve the site’s accessibility for pedestrians and cyclists; 

Address road safety issues as identified through a detailed study to be undertaken by 
the developer (in agreement with the Highway Authority) and which are related to the 
development; 

Dedication of land (its extent yet to be determined) to facilitate the implementation of 
the Corby Link Road; 

Details, phasing, timing and construction of the off-site highway works to Longcroft 
Road, and associated roundabouts to serve as access to the site. 

(B) Conditions to control detailed aspects of the development. 

 

Highways Agency 
 The Highways Agency has advised that it expects a co-ordinated approach to assessing the 
impact of development proposals on the surrounding Trunk Road Network in view of the major 
growth proposed for Corby and delivery of transport measures rather than a piecemeal 
approach.  The Agency has therefore requested further information from the applicants and 
has issued a Holding Direction under Article 14 of the Town and Country Planning (General 
Development Procedure Order 1995, to the effect that the Planning Authority cannot grant 
permission until the Direction is removed.  The main concern is one of capacity on the A14 
and implications for additional traffic generation at Junction 7.  The current position is that the 
Highways Agency is considering the possible imposition of conditions controlling the traffic 
impact of the development as a means of addressing its concerns including restricting the 
numbers of dwellings at the site which could be occupied before improvements are in place. 
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 The issue of limited additional capacity with regard to the A14 is also a strategic concern 
which needs to be addressed in respect of Corby and North Northants growth proposals.  The 
Planning Authority may need to decide which sites/applications should take advantage of the 
available capacity. 

The planning Authority is working together with the developer, the Highways Agency and 
Highway Authority to ensure resolution of the outstanding matters, that issues are 
appropriately addressed, where necessary through conditions and Section 106 Agreement 
and the Holding Direction. 

There are implications for co-ordination with The Oakley Vale Developers with regard to the 
provision of access and the requirements of the Oakley Vale S106 Obligation.  The 
location/form of access and for what traffic/vehicles are under consideration. 

Planning permission would not be issued until the Holding Direction is removed. 

7. Education 
 The Master Plan includes the provision of a Primary School to meet with the Education 
Authority requirements. 

The Education Authority has also requested financial contributions towards Secondary 
School provision for the area. 

8. Open Space/Recreation 
An Open Space and Recreation Strategy has been submitted with the Regulation 19 
information.  This proposes: 

• Open Space and woodland planting in the north west to be natural and biodiverse in 
character, reflecting ecological sensitivity of the Ancient Woodland.  Towards the 
bypass the landscape character may take the form of more conventional open space 
laid out as “Village Greens”. 

• Sports Pitches are proposed at the south eastern edge of the site, adjacent to the 
school and around the major water body where the topography is suitable. 

• A Woodland Management Plan for the semi natural Ancient Woodland and replanting 
Ancient Woodland will be prepared.  This will include the woodland buffer area. 

• The long-term management of the Woodland should be put in the hands of a 
competent body i.e. Woodland Trust or Wildlife Trust. 

• There are three main options for long-term management of the Public open Space and 
Landscape Framework:  The Local Authority; Residents Trust/Management Company; 
Specialist third party organisation. 

The Planning Authority is being advised by CRISP and CBC Community and Culture.  
Some areas of concern have been raised and discussions will need to take place to 
address outstanding issues.  Matters concerning open space, sports facilities and their 
management can be controlled through Section 106 Agreement and conditions. 

9. Community/Neighbourhood Facilities 
The Master Plan has made provision for a Community facility such as a Village Hall which 
could be secured by a Section 106 obligation.  The applicant argues that it is generally 
unlikely that new commercial facilities such as a local store can be supported on 
developments of less than 1000 dwellings.  This similarly will apply to other commercial 
services for example public house and health services such as dentists or general 
practitioners. 

However the applicant does recognise that the viability of such services may change over 
time and in order to provide an opportunity for the viability and the provision of new 
neighbourhood services to be tested in the market place after development has been 
commenced, ground floor accommodation and a suitable building will be safeguarded for 
such uses.  The Master Plan shows this proposal in the north east of the site with the 
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school and other Community facility.  In the event the marketing does not reveal a 
realistic level of demand the applicant proposes that the safeguarded buildings would be 
used for alternative uses rather than remain as vacant shells. 

The Planning Authority will need to consider the provision of a Section 106 Agreement to 
establish the location, size, marketing arrangements for promoting community uses of the 
safeguarded  building. 

Advice on implications for provision of Health facilities is being sought from the Health 
Authority through the Consultation process. 

10. Contaminated Land 
The Principal Environmental Health Officer advises that an Environmental Risk 
Assessment is required in order to meet Planning Policy Guidance Note 23 – Planning 
and Pollution Control requirements.  He recommends that the application is not 
determined until a satisfactory assessment is received.  Advice on other Environmental 
Health issues e.g. noise needs to be taken into consideration. 

Areas of concern raised by CBC Environmental Health will need to be satisfactorily 
addressed through the submission of further information and/or condition/Section 106 
Agreement. 

11. Crime Prevention 
The Northants Police advise that development should accord with Supplementary 
Planning Guidance – Planning Out Crime in Northamptonshire.  This can be controlled as 
necessary through the Detailed Design Brief referred to earlier in the Report. 

The Police have also requested Section 106 contributions towards a CCTV/ANPR; 
Community Police Base and Police Resourcing.  It is considered that contributions 
towards CCTV/ANPR can be sought and in principle contributions towards a Community 
Police Base although further discussions on this matter will need to be undertaken.  It is 
not considered appropriate to request contributions towards Police Resourcing.  This is, 
arguably, not in accordance with guidance in Circulars on Section 106 obligations.  In any 
case it would be reasonable to expect that the additional 970 houses would contribute 
towards a Police presence through local taxation.      

 
SUMMARY 
 
The application submitted for outline planning approval is supported by a comprehensive 
range of information including a Masterplan and has been subject to Environmental Impact 
Assessment in accordance with the Town and Country Planning Environmental Impact 
Regulations 1999.  The application is considered to be in accordance with established 
principles in that the level of information submitted with the Outline Application is sufficient to 
asses the environmental impact scheme and allow an appropriate level of control with regard 
to mitigation.   
 
The application constitutes a departure to the Development Plan where the numbers of 
dwellings proposed has increased from the Local Plan allocation (site R8) although this 
increase is in accordance with PPG3 Housing and the growth for the area as endorsed in 
Planning Policy.  The additional number of dwellings will not therefore prejudice 
implementation of Development Plan Policies.  However where the site exceeds 5 hectares 
and is not previously developed land, the application will need to be referred to the Office of 
the Deputy Prime Minister if the Borough Council is minded to approve.   
 
The main considerations which need to be taken into account in determination of the 
application are: 
 
1. Is the principle of development acceptable? 
2. Are the technical and infrastructure issues addressed or capable of being addressed? 
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3. Does the scheme comply with the Town and Country Planning Environmental Impact 
Regulations 1999? 

 
1) Principle of development 
 

The site is allocated within the Local Plan for residential development (site R8) but the 
proposal sees an increase in the number of dwellings from 560 within the plan period 
up to 2006 (total 750) up to the maximum of 970 as identified within the submitted 
Outline Application.  The site is a greenfield site.  The Planning Authority has sought 
advice from a consultant as to the planning policy implications.  The advice is 
summarised within the report and included in full within Appendix C.  Its conclusion 
advises that:   
 
“The site in principle offers the most sustainable greenfield option for large-scale 
housing development in the Borough to meet housing requirements in the short-term”. 

 
2) Technical Issues/Infrastructure 
 

The application is supported by substantial technical information.  The Planning 
Authority has sought the advice of other agencies and Borough Council departments to 
assist in assessment of the proposals and test the scheme against existing 
infrastructure with a view to determining what new facilities and improvements will be 
necessary.   

 
Discussions are ongoing with the applicant about the appropriate level of funding with regard 
to Section 106 matters.   
 
The proposal is being presented to the Development Control Committee on the basis that 
some matters remain to be resolved.  There is still an “Holding Direction” imposed by the 
Highways Agency which has still to be withdrawn.  Discussions with the Agency and Highway 
Authority need to continue to address highway matters and agree conditions and Section 106 
obligations, together with ensuring withdrawal of the Holding Direction.   
 
A range of other technical issues have been addressed to the extent where they are not an 
impediment to approval.  Appropriate control measures through conditions or Section 106 
obligations will be imposed as appropriate. 
 
3) Environmental Impact Assessment 
 

The Borough Council has sought expert advice to assess the Environmental Statement 
(ES) submitted and amended by the Regulation 19 additional information.  The 
Environmental Statement is considered to accord with accepted Procedures, Principles 
and Practice.  Where there is adverse impact, satisfactory mitigation measures will be 
in place.  Requirements for mitigation can be controlled through conditions and S106 
Agreement.   

 
CONCLUSION 
 
It is considered that the proposal for housing development on the allocated site, albeit an 
increase in housing numbers, is acceptable in principle.  Infrastructure and Technical issues 
have already been addressed or are capable of being so through further discussions, 
information and through conditions or Section 106 obligation.  It is therefore considered that, 
the proposal can be recommended for approval subject to satisfactory resolution of those 
outstanding matters identified within the report, in particular withdrawal of the Holding 
Direction imposed by the Highways Agency. 
      
 
Recommendation  
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That the Committee is minded to approve the outline planning application subject to: 
 
i) The satisfactory resolution of the outstanding issues as referred to in the report 
 
ii) The imposition of conditions identified below, those necessary to address outstanding 

issues and to ensure appropriate level of mitigation against Environmental Impact. 
 
iii) The satisfactory completion of S106 Agreement to secure the matters identified in the 

Heads of Terms section; those necessary to address outstanding matters and to 
ensure an appropriate level of  mitigation against environmental impact. 

 
The application to be referred to the ODPM under the Greenfield Land Direction. 

 
Conditions 
 

 
1. Time Limits/Phasing 
 

To ensure appropriate control over the timing of Reserved Matters applications, the 
commencement of development and phasing in light of the long term construction 
period. 

 
2. Development Framework 
 

Condition to ensure the development is undertaken in accordance with approved 
Masterplan which shall include the requirement for any mitigation  
and monitoring arising out of the Environmental Statement. 

 
3. Phasing/Design 
 

To ensure that development is appropriately phased and the developer to provide 
detailed Design Codes cascading down from the Masterplan proposals to individual 
phases/sub phases. 

 
4. Reserved Matters 
 

Condition to ensure details are submitted in relation to standard Reserved Matters 
issues including the following; 

 
(i) siting 

 
(ii) design 

 
(iii) external appearance/materials 

 
(iv) means of access 

 
(v) landscaping 

 
(vi) energy and water conservation measures 

 
Conditions to ensure additional supporting information is submitted for each phase at 
the appropriate time which may include the following: 
 
(i) Ground remodelling 
 
(ii) Infrastructure and construction sequence 
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a) road junctions and junction alterations, road improvements/carriageway 
widening, new roads, footpaths, cycleways, bridges, traffic signalling 
and highway signage, treatment of all surfaces and any traffic calming 
measures. 

 
  b) foul and surface water drainage 

 
c) services (gas, water and electricity supply, cable, broadband and other 

utilities) 
 

d) vehicle parking and service areas 
  
 e) publicly accessible open space 
 

f) lighting, signage and street furniture 

g) security infrastructure and equipment 

h) waste recycling, disposal and management measures 
 

(iii) Maintenance and management of public open spaces, lighting, security 
equipment, street furniture and landscaping for each phase. 

 
(iv) Travel plans for the relevant phase 

 
(v) Highway works required to serve the relevant phase 

 
(vi) Cycle facilities for the relevant phase comprising details of: 

 
a) cycle parking facilities 

 
b) cycle routes through the site 

 
(vii) car parking for the relevant phase 
 
(viii) schedule of floor space and uses proposed within the relevant phase 

 
 

5. Occupation of each Phase 
 

Requirement for the completion of certain works at particular times and to an 
appropriate standard in relation to individual phases and sub phases including the 
following: 
 
(i) Highway works, road junctions and junction alterations, road 

improvements/carriageway widening, new roads, footpaths, bridges, traffic 
signalling and highways signage. 

 
(ii) Hard landscaping 

 
(iii) Foul and surface water drainage 
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(iv) Vehicle parking and service areas 
 

(v) cycle parking facilities 
 

(vi) cycle routes 
 

(vii) publicly accessible open space 
 

(viii) ground remodelling 
 
6. Archaeology 

 
(i) conditions to ensure control over archaeological matters. 
 
(ii) Measures to ensure that any archaeological remains both within and adjacent 

to the development area are protected during the course of development. 
 
1. Permitted Uses 
 

(i) Condition to ensure that the maximum number of dwellings and floor space site 
areas in respect of each use granted is controlled including, location, size, 
marketing arrangements etc for “safeguarded”commercial buildings. 

 
(ii) Control as necessary over potential changes of use between Use Classes. 

 
 

2. Control of Noise/Lighting 
 

Conditions to control noise in accordance with any requirement arising out of 
consultation i.e. No dwellings to be constructed in areas identified as NEC Category C 
noise zones; to minimise high spillage. 
 

3. Landscaping 
 

To control landscaping including; 
 
(i) Scheme of landscape works to be submitted in relation to phasing of the 

development and to retain control over the provision of landscaping.  To 
include: 

 
a) position and spread of all existing trees, shrubs and hedges to be 

retained. 
 
b) new tree and shrub planting including species, plant size and planting 

densities. 
 

c) Means of planting, staking and tying of trees including tree guards 
 

d) Existing contours of any proposed alterations such as earth mounding 
 

e) Areas of hard landscape works including paving and details, including 
samples of proposed materials. 

 
f) Trees to be removed 

 
g) Details of how the proposed landscaping scheme will contribute to 

wildlife habitat ranging from ground cover to mature tree cover 
 

(ii) Control over the details and provision of structural landscaping 
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(iii) Condition to retain control over when planting is to be provided in each 

phase, linked to occupation of buildings.  The developer to be 
responsible for maintenance and necessary replanting for a period of 
five years. 

 
(iv) Requirement for protection of trees which are to be retained on site, in 

relation to the relevant British Standard. 
 

(v) Area of Grade 2 Agricultural land identified as site to be retained as 
open space and protected from disturbance, from built development and 
from other construction activities. 

 
 

4. Landscape Management 
 

Arrangements for the ongoing management of the overall site to be approved by the 
local Planning Authority prior to the commencement of development of the first phase.  
The arrangement to include: 
 
a) Formal playing fields 
 
b) Informal open space 

 
c) Childrens Play Areas 

 
d) Unadopted roads, footpaths and cycleways 

 
e) Service areas 

 
f) Vehicle parking areas 

 
g) Hard landscaping including squares, pedestrian areas etc. 

 
h) Existing and proposed woodland 

 
i) Strategy for soils movement, handling, storage and reuse to be  

approved/implemented. 
 

 
5. Play Areas 
 

Details of location and size of play areas together with equipment to be provided in any 
Locally Equipped Area for Play and/or Neighbourhood Equipped Area for Play within 
each phase to be submitted and approved by the local Planning Authority and the 
requirement for the approved equipment to be provided at particular times in 
accordance with a strategy for provision of the play area which has the approval of the 
Planning Authority. 
 

6. Ecology 
 

Conditions as necessary to ensure protection and management of wildlife issues. 
 
 
 
 
 

7. Contamination 
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An Environmental Risk Assessment regarding contamination of the site to be carried 
out.  All necessary mitigation works to be undertaken prior to occupation of any 
dwelling in the relevant phase. 
 

8. Construction 
 

To include details of the access, egress, parking and circulation of construction traffic, 
details of construction vehicles and wheel washing facilities to be approved prior to the 
commencement of each phases of development.  Details to include the following: 
 
a) Designation, layout and design of construction access and egress points 
 
b) internal site circulation routes 

 
c) Vehicle parking 

 
d) The location of wheel washing plant and equipment 

 
e) Directional signage (on and off site) 

 
f) Provision for emergency vehicles 

 
g) Hours of working 

 
h) Measures for the control of dust 

 
i) Compounds, materials storage, cranes and plant, equipment and related 

temporary infrastructure. 
 
15. Cycle Routes 

 
To include details of proposed cycle routes to link with the existing cycle network to be 
submitted to and approved by the Planning Authority.  The approved measures to be 
implemented in accordance with agreed details.  Details to be submitted prior to 
commencement of each phase. 

 
16      Access 
 

The relevant phase of development not to commence until details of access 
arrangements for the phase to include for people with mobility impairments to be 
approved by the Planning Authority.  Approved arrangements to be implemented 
accordingly. 
 

17. Sustainability 
 

Reserved Matters Applications for each phase of the development to be accompanied 
by a Sustainability Appraisal carried out by BRE – approved assessor appointed by the 
Local Authority.  Details of this design stage assessment should demonstrate that the 
relevant buildings will be to such a specificiation  that an appropriate BREEAM rating 
will be achieved together with equivalent rating with regard to Eco Homes standard. 
 

18. Foul and Surface Drainage 
 

To include (subject to advice from Environment Agency/Anglian Water) 
 
• Conditions to restrict commencement of development of each phase until 

construction and commissioning of drainage works for the disposal of surface water 
and foul sewage from the relevant phases have been completed in accordance 
with details to be submitted. 
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19. Community Facilities 
 

Prior to the commencement of development a Community Services Plan to be 
submitted to and approved in writing by the Planning Authority, to include details of: 
 
• Community Hall  

 
• Police and Security facilities 

 
20. Traffic and highways 
 

• Details of all roads, footpath, related areas to be submitted together with works to 
be undertaken to existing highways adjacent to the site to  be approved prior to the 
occupation of each relevant phase and  constructed in accordance with approved 
details 

 
• As necessary to meet the access and transportation requirements of the developer 

as advised by the Highway Authority and the Highways Agency. 
 

21. Recycling 
 

Condition to ensure dwellings are not occupied until facilities for recycling waste 
materials have been provided in the development area in accordance with the details 
to be approved. 
 

22. Construction Impacts 
 

As necessary to reduce control construction impact of the development. 
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S106 Heads of Terms 
 

To secure the following: 
 
1. Drainage 
 

Strategies to be submitted and funds secured in relation to storm and foul water 
drainage to meet the Environment Agency/Anglian Water requirements including 
maintenance and management of systems and any off site of infrastructure works 
which may be needed to accord with the Corby Water Cycle Strategy. 
 

2. Ecology/Woodland/Landscape 
 

Strategies submitted and funds secured for mitigation, maintenance and management 
of: 
 
• Woodland 
 
• Public Open Space 
 
• Structural and local landscaping 

 
• Bioiversity enhancement 

 
3. Affordable Housing 
 

Provision of affordable housing to accord with the Borough Council’s Housing Strategy. 
 
4. Health Facilities 
  
 As necessary to accord with any Health Authority requirements. 
 
5. Education 
 
 The developer to provide: 
 

• Primary School 
 

• Contribution towards Secondary School provision to meet Education Authority 
requirements. 

 
6. Community Facilities 
 

• The developer to provide 
 

j) Playing pitches 
 
ii) Open Space Areas 
 
iii) Maintenance of Open Space Areas 

 
iv) Childrens Play Areas and Equipment 

 
v) Changing Facilities 

 
7.     Highways 
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j) Provision and contribution to off-site infrastructure improvement works to meet 

the Highway Authority and Highways Agency requirements. 
 
ii) Provision and/or contributions towards off-site footpaths/cycleways 
 

8.    Public Transport 
 

Strategy to be submitted/funds secured/service level agreements. 
 
i) Appropriate level of bus service/public transport provision. 
ii) Incentives for people to utilise public transport. 
 

9. Public Art 
 

Developer to  contribute towards Public Art. 
 
10. Security/Police 
 

Developer to contribute towards: 
 
i) Community Police Base 
 
ii) Facilities to assist security and policing including CCTV and ANPR (Automatic 

Number Plate Recognition). 
 

11. Agricultural Use 
 

Adjacent Land (LP Policy L8) to be retained in agricultural use and managed as open 
landscaped buffer for Stanion Village. 
 

12. Sustainability Targets 
 

Commitments to achieving sustainability targets. 
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2.  
 

05/00276/OUT Proposed residential development AT 2 AND 2B RUTHERGLEN 
ROAD, CORBY for Collinswood Joinery 

 

Background 
The application relates to an existing joinery works and ancillary office building and the rear 
garden of an adjacent semi detached dwelling situated on the west side of Rutherglen Road.  
To the south are existing residential properties along Rutherglen Road and to the north are 
shops (with flats over) fronting onto Occupation Road.  The property immediately adjacent to 
the north at 2A Rutherglen Road comprises an office.  To the west of the application site is the 
Church of Our Lady of Walsingham. 

An outline application for residential development on the site of the joinery works only at 2 
Rutherglen Road (reference 03/00243/OUT) was approved by the Committee on 9th 
September 2003 (minute 44.1). 

Proposal 
The present application is for outline planning permission for residential development on an 
enlarged site comprising the existing joinery works and part of the rear garden of the adjoining 
dwelling (No. 2 Rutherglen Road).  The enlarged site is 0.02 hectares larger than that 
approved in September 2003 (i.e. 0.074 hectares compared with 0.0054 hectares). 

Policies 
Corby Borough Local, Plan 
Policy P4(R) – New Housing Development 

Northamptonshire Structure Plan 
Policy GS4 – Development Strategy 

National Planning Guidance 
PPG13 – Housing 

Para 21 Notes that:- 

“The Government is committed to promoting more sustainable patterns of development by: 

• concentrating most additional housing development within urban areas; 

• making more efficient use of land by maximising the re-use of previously developed land 
and the conversion and re-use of existing buildings. 

Consultations 
Environmental Services Director 
Recommends a condition requiring an environmental Risk Assessment regarding naturally 
occurring arsenic or alternatively to cap the garden area with 600mm clean audited topsoil. 

Principal Engineer 
No problem in principle. 

Northamptonshire County Council (Highways) 
No objection in principle.  In order to provide some meaningful comments and 
recommendations, indicative plans of the proposal, including access and parking details 
should be provided. 

Environment Agency 
Recommends an investigation of the possibility of contaminated land and remediation. 
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Representations 
The application was advertised by site notice and neighbour notification. 

Two letters of objection have been received, one of which is accompanied by a petition signed 
by 33 residents residing at 16 properties in Rutherglen Road. 

The issues set out in the letters are:- 

•  increase in traffic onto Rutherglen Road which is a cul-de-sac in conjunction with 
traffic associated with nearby shops; 

•  the changes made to No. 2 Rutherglen Road are not in keeping with the current 
design of dwellings in the street; 

•  residential development should be in keeping with existing properties and should not 
comprise flats. 

Report 
This site presently comprises a non-conforming general industrial (Class B2) use in a 
predominantly residential area and the rear garden of the existing semi-detached house at No. 
2 Rutherglen Road.  In accordance with the outline planning permission previously granted 
under reference 03/00243/OUT it is considered that the logical alternative use of the joinery 
works would be for residential.  Such redevelopment would fully accord with Government 
Guidance that new housing should be developed on Brownfield sites particularly in sustainable 
urban locations close to amenities and facilities. 

The extension of the proposed residential site by incorporating part of the rear garden area of 
the adjacent dwelling is also considered to be acceptable in principle provided that an 
adequate private amenity area is retained for No. 2 Rutherglen Road. 

The present submission indicates that the retained garden would only be 7.5 metres in depth 
which is considered to be too small for a three bedroom house.  A more appropriate garden 
depth would be a minimum 10 metres and this amendment has been requested. 

The local concerns are predominantly related to the possible scale/type of residential 
development and an increase in traffic.  These matters would be considered as part of any 
consideration of future details. 

Recommendation 
It is recommended that:- 

Subject to the receipt of an amended plan to show an adequate rear garden area being 
retained at No. 2 Rutherglen Road, outline planning permission be granted subject to the 
following conditions:- 

• application for approval of all Reserved Matters shall be made within three years from 
the date of this permission and the development shall be begun not later than 
whichever is the later of the following dates:- 

a) five years from the date of this permission; 

b) two years from the final approval of the Reserved Matters or in the case of 
approval on different dates, the final approval of the last such matter to be 
approved. 

• Before any development is commenced, detailed plans, drawings and particulars of 
the layout, siting, design and external appearance of the proposed buildings including 
details of facing materials, car parking and turning area and the means of access 
thereto, surface water drainage, together with landscaping and screen walls/fences 
shall be submitted to and approved by the Local Planning Authority and the 
development shall be carried out in accordance therewith; 

• The provision of car parking within the site shall not be more than 1.5 spaces per 
dwelling and shall be implemented prior to the occupation of any dwelling; 
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• All planting, seeding or turfing comprised in the approved details of landscaping shall 
be carried out in accordance with a phased programme which shall have been 
submitted to and approved by the Planning Authority before development commences 
and any trees or plants, which within a period of five years from the completion of the 
development die, are removed or become seriously damaged or diseased shall be 
replaced in the next planting season with others of similar size and species, unless the 
Local Planning Authority gives written consent to any variation; 

• An Environmental Risk Assessment regarding contamination of the site shall be 
carried out before development commences to the satisfaction of the Authority.  Any 
remediation works identified as being necessary will be completed before use of the 
site for its intended purposes commences. 

Officer to Contact 
John Ratcliffe, Planning Officer, Tel: 464174. 
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3.  
 

05/00277/DPA Erection of 14 flats and 4 hours with parking and ancillary works 
AST LAND TO WEST OF FOREST GATE ROAD, CORBY for AH 
Jackson and JB Yates 

 

Background 
The application site comprises an area of 0.16 hectares situated on the west side of Forest 
Gate Road.  To the north is existing housing alongside Ribblesdale Avenue and to the south is 
the Everard Arms public house. 

The site comprises a previously developed area and was formerly occupied by private garages.  
All buildings on the site have now been demolished. 

A previous scheme for the erection of 20 flats in two blocks of 14 flats and 6 flats (reference 
04/00450/DPA) was considered by Committee on 19th April 2005.  It was resolved that this 
application be refused on the grounds that “the proposal would constitute an undesirable form 
of development in terms of the number of flats which would result in an inappropriate scale and 
design of development” (minute 75.3). 

Proposal 
This revised planning application is for the development of 14 flats and 4 houses as follows:- 

• a three storey block fronting onto Forest Gate Road with the following accommodation: 

- 12 No. 2 bedroom flats 

- 2 No. 1 bedroom flats 

• 2 pairs of 2 ½ storey semi-detached three bedroom houses. 

Parking for 26 cars is proposed as follows:- 

• 6 spaces on the Forest Gate Road frontage; 

• 20 spaces within an inner courtyard between the proposed houses and flats with 
access through the frontage block of flats. 

This parking capacity has been based upon the following provision:- 

• 1.5 spaces per 2 bedroom flat and 3 bedroom houses : 24 spaces 

• 1 space per 1 bedroom flat : 2 spaces 

Policies 
Corby Borough Local Plan 
P4(R) – New Housing Development 

P1(E) – Environmental Protection on Development Sites 

P1(T) – Road Layout 

Northamptonshire Structure Plan 
GS4 – Development Strategy 

GS5 – Design 

H2 – Urban Housing 

H6 – Density 

T10 – Parking for Housing 

CO1 – Corby Special Policy Area 

 
National Guidance 
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PPs1 – Delivering Sustainable Development promotes sustainable development on basis that 
new development is accessible to services and facilities without having to rely on the car.  It 
also promotes more efficient use of land. 

PPG3 – Housing – promotes more sustainable patterns of development by making use of 
previously developed land in urban area as well as better use of land by means of higher 
densities.  PPG3 also promotes good design and layout in order to achieve the aim of making 
the best use of previously developed land and improving the quality and attractiveness of 
residential areas. 

Consultations 
Environmental Services 
No comment or objection 

Principal Engineer 
Notes that access to highway needs to be suitably constructed and queries space for cycles 

Local Plan 
No Local Plan allocation but identified as a potential housing site (Site 836) in the Urban 
Housing Capacity Study undertaken by Roger Tym and Partners. 

Northamptonshire County Council (Highways) 
No objection in principle subject to conditions. 

Environment Agency 
No comments. 

Representations 
The application was advertised by means of neighbour notification site notice and in the press. 

A petition signed by 45 residents residing at 31 addresses in Cottingham Road (4), Eskdale 
Avenue (3), Farndale Avenue (1), Forest Gate Road (1), Ribblesdale Avenue (21) and Tay 
Close (1) has been received. 

The petition sets out the following grounds of objection:- 

• noise 

• parking – pedestrians are not able to walk on the path on the same side as the 
doctor’s because of cars parked on the path – will there be enough space for 
residents and visitors? 

• Traffic – Forest Gate is a busy road due to traffic going to the Town. – other traffic – 
Ambulance Station, Forest Gate School, Day Centre, Everard Arms, telephone 
exchange. – when the doctors is open it is difficult to cross the road. 

• The extra strain likely to be imposed on an already congested area may prove to be 
intolerable. 

• Other concerns - buying and reletting 

• Three storey too high 

• Overlooking gardens and bedrooms 

• Blocking light 

 
 
 
 
Report 
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The redevelopment of this site close to the Town Centre for residential use is considered to be 
acceptable as it is situated on a bus route. 

As previously proposed, the development of three storeys on the Forest Gate Road frontage 
will give an elevational presence not achieved with lower scale development. 

In contrast with the previous scheme, the development at the rear of the site now comprises 
two pairs of semi detached, 3 bedroom, 2 storey houses instead of 6 flats on 3 storeys. 

This revised scheme therefore comprises a reduction in the number of units from 20 flats to  a 
total of 18 dwellings (14 flats and 4 houses) the houses would have an overall height of 9m 
compared with 10m for the original flats scheme.  The ridge height of the houses will be 108.7 
compared with a ridge height at Ribblesdale Avenue of 110.1m. 

Each part of the development has been designed not to overlook existing properties with blank 
elevation to the north and south of the frontage block of flats and only a small bathroom 
window on the side elevations of the houses. 

Conclusion 
The proposed redevelopment of this brownfield site for flats and houses is considered to be 
acceptable and accords with current planning policies.  The amendment of the scheme from 
20 flats to 14 flats and 4 houses address the concerns raised by Committee to the scale and 
design of the earlier scheme. 

Recommendation 
Approval subject to the following conditions:- 

• the development must be begun not later than the expiration of three years, 
beginning with the date of this permission; 

• before the development hereby permitted is commenced, full details of the position, 
height, type, colour and appearance  of any walls and fences (including retaining 
walls and screen fencing) to be erected at the boundaries shall be submitted to and 
approved by the Local Planning Authority; 

• no development shall take place until there has been submitted to and approved by 
the Local Planning Authority a scheme of landscaping.  All planting, seeding or 
turfing comprised in the approved details of landscaping shall be carried out in the 
first planting and seeding seasons, following the occupation of the buildings or the 
completion of the development whichever is the sooner and any trees or plants 
which within a period of 5 years from the completion of the development die, are 
removed or become seriously damaged or diseased shall be replaced in the next 
planting season with others of similar size and species unless the Local Planning 
Authority gives written consent to any variation; 

• no development shall take place until representative samples of external materials 
to be used have been submitted to and approved in writing by the Local Planning 
Authority.  Development shall not be carried out other than in accordance with the 
approved details; 

• the bathroom window on the side elevation of the houses shall be fitted with 
obscured glass and shall be non opening up to a minimum height of 1.7m above 
internal floor level; 

• notwithstanding the provision of the Town and Country (General Permitted 
Development) Order 1995 or any subsequent Order revoking or re-enacting the 
Order, no windows other than those shown on the approved drawings shall be 
inserted in the side elevations of the houses hereby approved; 

• before work commences, details of any gates to the vehicular access and 
pedestrian entrances shall be submitted for approval by the Local Planning 
Authority; 
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• adequate provision shall be made to prevent the unregulated discharge of surface 
water from the driveway to the highway.  These measures shall be implemented 
before the development is brought into use. 

• Pedestrian visibility splays of at least 2m x 2m shall be provided on each side of the 
vehicular access.  These measurements are taken from and along the highway 
boundary.  The area of land forward of these splays shall be reduced to and 
maintained at a height not exceeding 0.6m above carriageway level. 

• Notwithstanding the plans submitted, details shall be provided showing how 
pedestrian movements will be accommodated along the access way and car 
parking areas.  Details shall include measures that ensure pedestrian safety is 
maintained at all times. 

• before work commences, details of foul and surface water drainage shall be 
submitted for approval by the Local Planning Authority; 

• details of the surfacing of the parking and access area shall be submitted before 
the commencement of work on such areas. 

Officer to Contact 
John Ratcliffe, Planning Officer, Tel: 464174. 
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4.  
 

05/00321/REG3 First Floor Extension/Conversion of Existing Night Club/Bar to 
Council Offices at GROSVENOR HOUSE, GEORGE STREET, 
CORBY for Corby Borough Council 

 

Background 
The application relates to a proposal adjacent to Grosvenor House located on George Street.  
The ‘Vision’ night club/bar has been vacant for a number of months and comprises two floors.  

To the rear of the site is Cardigan Road which provides access/delivery to Grosvenor House 
and Mac Donald’s.  A ramp provides access to a parking area for Grosvenor House.  The 
swimming pool currently lies opposite the site and forms part of the proposed Parkland 
Gateway Development.   

Proposal 
The proposal involves converting the existing night club/bar adjacent to Grosvenor House to 
become part of the Council offices.  The proposal also involves a first floor extension. 

Whilst no objections have been received, the application comes to Committee as it is a 
Council application.  

Policies 
Corby Borough Local Plan 
P1(J) – New Industrial/Commercial  Development  

Northamptonshire Structure Plan  
GS5 – Design 

C01 – Corby Special Policy 

In considering the application the following documents are also relevant: 

PPS1 – Delivering Sustainable Development 

No written representations have been received following site notice and neighbour notification.   

Consultations 
Highway Authority 
To ensure that highway safety is maintained, this authority recommends to the planning 
authority that the highway standards and planning conditions set out in the NCC document 
‘Minor Planning Applications that have an effect on the highway’ be applied to this planning 
application. 

Report  
The following issues are considered to be relevant in the determination of this planning 
application;  

Principle of development, design and appearance 

Principle of development 
The night club/bar has been vacant for a number of months.  Its appearance does not 
enhance or add to the appearance of this area of George Street.  In principle, the conversion 
of the night club/bar to offices would be acceptable.   
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Design and appearance 
The existing building is set back at ground floor level under a canopy.  The proposal involves 
extending the first floor forward so that part of it is flush with the canopy.  The existing 
conservatory at first floor level on Grosvenor House will be removed and will be replaced by 
the first floor extension.   

The proposals will significantly enhance the appearance of Grosvenor House and will create a 
uniform feel for this principal elevation onto George Street.  Grosvenor House is one of the key 
building (given its height) at the entrance of George Street and consequently its design is 
extremely important taking into account the new town centre development on the opposite 
corner of Cardigan Road/George Street and the proposed Parkland Gateway development.  
Whilst samples of the proposed materials need to be agreed, the principle of the coloured 
panels follow that of the corporate colours.   

In regards to the south elevation, your officers are currently in discussions with the agents in 
relation to minor alterations to the windows on this elevation.  Amended plans are in the 
process of being submitted.  

Parking is currently available in the staff car park opposite the site or within the multi storey.  

Whilst not a material planning consideration, the first floor extension over the existing canopy 
has been discussed with the Principal Building Control Officer who has advised the agents 
they will need to ensure that the structure is suitable for the location.  This issue will be 
addressed through the Building Regulations application.   

 

Recommendation 
Approval subject to the following conditions; 

• The development must be begun not later than the expiration of three years beginning 
with the date of this permission. 

• No development shall take place until representative samples of external materials to be 
used have been submitted to and approved in writing by the Planning Authority.  
Development shall not be carried out other than in accordance with the approved details. 

• Priors to works commencing on site, precise details of the handrail to the south elevation 
shall be submitted to and approved in writing by the local planning authority.  The 
development shall then be carried out in accordance with the approved plans.  

 Officer to Contact 
Rebecca Hughes – Senior Planning Officer, Tel 464155 
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5.  
 

02/00047/OUT Warehouse, distribution and employment park (B1, B2, B8 use) 
AT LAND BETWEEN ST MARKS ROAD AND A RAIL LINE, ST 
JAMES INDUSTRIAL ESTATE, CORBY for Boden Properties Ltd. 

 

Background 
 Site description 

The site, 4.73 ha in size, is open land that is previously developed land. It is known as 
‘Soothills’, once a repository for steel production waste. The site has now been levelled and 
capped.  It is bounded by the St James Industrial Estate (to the north), and by a railway 
embankment (to the south and west). 

The current distribution buildings at Eurohub are to the south of the site, separated by the rail 
line. 

The proposed development 
The application is in outline with all matters reserved. An indicative site layout plan has been 
submitted to illustrate how some 22, 360 m2 of B1, B2 & B8 floorspace may be 
accommodated in two buildings.  The indicative site layout also shows how a relocated public 
footpath may be accommodated. 

Policies 
Regional  policies 

The Regional Spatial Strategy for the East Midlands (RSS8), March 2005 pursues various 
objectives for new development under number of different themes: 

Economy and Regeneration - policies on employment land (MKSM Strategic Policy 3 that 
requires the provision of high quality employment land that meets the needs of growing 
industries. Policy 22 requires an adequate supply of land for different employment purposes), 
and notes that: 

“There has also been evidence that pressure for storage and distribution sites has 
begun to restrict other uses…there will be a need to ensure that there are adequate 
employment sites to match the needs arising from increased levels of population” 
(4.2.11)  

Natural and Cultural Resources - promotion of biodiversity, waste reduction and 
management and flood risk  

Regional Transport Strategy - aims to reduce the need to travel, reduce traffic growth, and 
improve public transport.   

Also Policy 3 expresses sustainability criteria and the need to take into account the suitability 
of sites for mixed-use development. 

Freight - Policy 43(S4) encourage modal switch away from road based transport in the freight 
sector. Policy 54 sets objectives to develop a regional freight strategy. 

Milton Keynes and South Midlands Sub-Regional Strategy 
RSS8 (above) incorporates the MKSM Sub-Regional Strategy. This sets out the spatial 
framework and objectives for sustainable communities within the sub-region, with planned 
growth focused on the realisation of a flourishing economy and social and communications 
infrastructure.  

MKSM Strategic Policy 3 establishes a number of environmental principles that guide new 
development.  For Corby, mixed-use opportunities are encouraged, as are new elements of 
green infrastructure.  

Freight - there is no specific reference to rail freight, but generalised support is given to 
developing strategic elements of transport infrastructure. 
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Structure & Local Plan 
Northamptonshire Structure Plan 
Northamptonshire Structure Plan 
The plan contains a number of key priorities that include: 

• Conserving natural assets,  promoting quality design led development 

• Securing the necessary infrastructure to serve development. 

A number of other generalised policies relating to the quality of new development, impact on 
highways and environmental protection also apply.  
GS2 — Assets and Resources, GS3 Land Use and Transport, GS4 — Development Strategy, 
GS5 — Design, lC1 — Industrial and Commercial Developments, T3 — Transport 
Requirements, T4 — Primary Road Network, T5 — Major Road Improvements, T6 — 
Provision for the Bus, T8 — Walking and Cycling, T9 — Parking Standards, AR2 — 
Landscape Character, AR3 — Biodiversity, AR5 — Measures to Prevent the Loss of 
Biodiversity, AR6 — Cultural Heritage, AR8 — Flood Protection and Flood Risk Reduction 
 
Corby Borough Local Plan 
Proposals Map:  
Catalyst Corby: Regeneration Framework (2003): aims to promote a greater choice and 
quality of employment sites and diversify the existing economic base. Generally promotes the 
area around the site as suitable for general industrial use. 
National Policy expressed in a number of Planning Policy Guidance Notes and Planning policy 
Statements are also relevant, particularly 

PPG1   General Policies and Principles 

PPG13 Transport 

PPG24  Planning and Noise 

PPG25  Development and Flood Risk 

PPS1   Delivering Sustainable Development  

PPS 9   Biodiversity and Geological Conservation 

PPS23  Planning and Pollution Control 
National rail freight policy: 

• White Paper ‘A New deal for transport’ (1998), 

• ‘Sustainable Distribution, A Strategy’(1999) 

• Strategic Rail Authority ‘Rail freight Strategy’ (2001) 

• Strategic Rail Authority: Strategic Rail Freight Interchange Policy, 2004 
 
Consultations 
County Highways. 

No objection in principle. Development will not impact on nearby junctions. Welcomes the 
submitted travel plan. 
Engineers 
No objection in principle.  Conditions should address ground contamination, storm water 
balancing, changing priorities in St Marks Road. 

Notes that the road within the site still needs to be completed to adoptable standards. Also 
waiting restrictions need to be pursued (in-place prior to occupation of the site).  
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Environmental Services 
No objection in principle. Conditions should cover lighting, and control of noise impact on local 
residents. 

East Midlands Electricity. 
No objection. Specifies safety distances. 

Ramblers’ Association 
No objection, but improvements suggested. Approve of siting replacement path close to the 
original. Suggest bridleway status. There is a further path coming in from the east that should 
be recognised. Also a further extension should follow the rail westwards to exit on the Oakley 
Road. 

English Nature 
No objection. Supports habitat creation and new planting as compensation for loss of nature 
conservation interest (particularly invertebrate interest). Provides advice on possible Badger 
use of site. 

Wildlife Trust 
No objection in revised comments.  Agree that removal of the Soothills has removed the bulk 
of the site’s nature conservation interest. Surveys reveal a few invertebrate species of interest 
– suggest an area of land is presented as mitigation, 

Report 
The principal issues raised by the proposal are: 

1. The principle of development, particularly in the context of local plan requirements for rail 
linkages.  

2. Whether mixed-use development will be achieved consistent with national and regional 
policy. 

3. The scope for habitat creation, and the role of an Environmental Management Plan 

4. The creation of linkages to existing footpaths/cycle routes. 

5. The Impact of noise on nearby residential areas 

The principle of development in the context of local plan requirements for rail linkages. 
The site is allocated for employment purposes in the Local plan, and in broad principle 
accords with Local plan objectives for the area. However it is not rail served, and there is 
conflict with this Local Plan requirement. 

Specialist consultants MDS Transmodal (who have previously and recently advised the 
Council) have produced an assessment for the present applicant. This addresses whether or 
not it would be appropriate to pursue direct rail linkage at this site. The study concludes as 
follows: 

• There is a clear need for rail interchange development, particularly in the East Midlands, 
but rail linking the proposed warehouses at Soothills will not be an appropriate contribution 
to meeting that need.  

• The site is too small to function on its own, and cannot readily be linked to the 
development of nearby warehouse sites. The market requires intermodal facilities of at 
least 200,000 m2 (whereas only 20,000 m2 are offered here). This means that national 
and regional distribution centres are co-located on the same site. In an intermodal facility, 
goods arriving by rail are transferred to a distribution centre via an internal road shunt. By 
avoiding the need to use the public highway, road and rail transfer costs are significantly 
lower. There are also other operational efficiencies explored in the Consultant’s report.  
The site will not provide the type of facility needed over the medium to long term, nor 
would be commercially attractive to the logistics market. 

• In its favour, Corby possesses good rail connectivity to the rest of the rail network but in 
terms of loading gauge only has a moderate quality of rail access.  Investment would be 
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needed to enhance the line. This is an investment need outside the control of the 
applicant, but the capability is there. 

• If a rail terminal proceeds at the Stanion Lane site, it will be open for the warehouse users 
at Soothills to use such a facility. 

The assessment concludes that it is not appropriate to seek rail-connected development on 
this site. 

Mixed use development 
Market interest is such that the site might be developed for mostly B8 (storage and distribution 
use) without a B1/B2 (business, light and general industry) use. The possibility of the site 
being dominated by B8 use appears contrary to the drive of current planning policy which 

a) In Catalyst Corby’s Regeneration Framework, suggests the area is suitable for general 
industrial use 

b) In RPG8, raises a concern that for Corby there is evidence that pressure for storage and 
distribution sites has begun to restrict other uses 

c) In RPG8 and the MKSM Strategy, promotes mixed-use development. 

Members are thereby advised that a Condition be imposed to secure mixed use development 
by setting a minimum floorspace figure of 15% B1 and/or B2 floorspace This is a figure that 
reflects anticipated demand across the district over the district up to the year 2016 as 
expressed in the Council’s recent Employment Land Study, (approved by the Council as a 
background document for the draft local development framework). 

The scope for habitat creation 
The site is denoted as of nature conservation value in the Local Plan. Discussion with the 
Wildlife Trust and English Nature has been undertaken, and they do not have any objections 
to the scheme. It is concluded that the site no longer has the conservation interest previously 
recorded. This is because the site was cleaned up and remedial measures undertaken in the 
mid 1990’s. 

However, there is some residual nature conservation interest and a Condition is advised to 
secure a scheme of habitat creation and new planting as compensation for previous losses.  

The Local Plan requires the development of an Environmental Management Plan. A Condition 
will secure this.  It will cover nature conservation matters (now only a small part of the present 
site) linked to footpath/cycle linkages to adjoining sites.  

The creation of linkages to existing footpaths/cycle routes. 
The developer has suggested a 15 metre wide north-south corridor for pedestrian and cycle 
movement, as well as presenting an element of habitat creation. This is welcomed, and the 
ideas of the Ramblers’ Association should be incorporated into a detailed scheme. Further 
work needs to be undertaken to cover: 

• The possible extension of such routes to create a link north westwards across the 
adjoining development site to the north onto Oakley Road. 

• Security  matters and  improvement of  a sense of well-being for footpath users so that 
such routes are guarded against abuse by motor cycles and have maximum natural 
surveillance 

• Improvement to the tunnel under the railway and completion of an illuminated link to the 
recently improved footpath to the south. 

The Impact of noise on nearby residential areas 
The concern of Environmental Services is noted, and a Condition will secure a means of 
enforcement were site operations to present unreasonable noise levels. Plainly the position of 
buildings will have some impact on noise escape, and this will be examined at the detailed 
stage. 

Referral to the Secretary of State as a Departure from the Development Plan. 
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The proposal is a departure from Local Plan policies that promote rail-linked development on 
the site.  Given the size of the proposal, and the Council being the landowner, Circular 7/99 
advises that it is mandatory to refer the scheme to the Government office before a decision is 
given. 

Conclusion 
Provided that appropriate safeguards exist for securing new footpath/cycleway links, and some 
ecological enhancement, then the development will be a fitting extension to the existing St 
James Industrial Estate consistent with the employment site status of the area (Local Plan Site 
J35). The site is not a fitting candidate for rail linked trade given its limited size, and a 
departure from Local Plan policy J35 is warranted. 

Recommendation 
(a) The planning application be referred to the Secretary of State as a departure application.  

(b) In the event that no direction is given by the Government Office, the application be 
approved subject to the following conditions: 

1. Approval of the details of the following reserved matters shall be obtained from the Local 
Planning Authority in writing before any development is commenced  

(a) siting  

(b) the design and the external appearance of the buildings  

(c) access to the site and the means of access to individual plots and  

(d) the landscaping of the site  

An application for approval of reserved matters may be made in relation to any individual 
building or phase of development at the site subject to the limitations of the agreed 
phasing scheme.  
 

2. Plans and particulars of the reserved matters referred to in condition 1 above relating to 
the siting, design and external appearance of the buildings to be erected, access to the 
site and the means of access to individual plots and the landscaping of the site, shall be 
submitted in writing to the Local Planning Authority and shall be carried out as approved. 

3. Application for approval of the reserved matters shall be made to the Local Planning 
Authority before the expiration of three years from the date of this permission,  

4. The development hereby permitted shall be begun either before the expiration of five 
years from the date of the permission or two years from the date of approval of the last 
of the reserved matters to be approved, whichever is the later.  

Development Parameters/Site Management  
5. The site hereby approved for development of a B1, B2, and B8 Business Park shall 

contain no more than 22,360 sq. metres (gross external) of floorspace. Including 
mezzanine floors. 

6. No less than 15% of the gross floor space including internal floorspace shall be B1 or B2 
use. 

7. There shall be no outside storage of plant, machinery, raw materials or finished products 
other than in external storage areas that will have been approved by the Local planning 
Authority to comply with Condition 1 above. 

Contamination 
8. The development hereby permitted on any part of the site shall not be commenced until 

details of a comprehensive contaminated land investigation has been submitted to and 
approved by the Local Planning Authority and the scope of works approved therein have 
been implemented. The assessment shall include all of the following measures: 

a) A Phase I desk study carried out to identify and evaluate all potential sources of 
contamination and the impacts on land and/or controlled waters, relevant to the site.  
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b) A site investigation shall be carried out to fully and effectively characterise the nature 
and extent of any land contamination and/or pollution of controlled waters. It shall 
specifically include a risk assessment that adopts the Source-Pathway-Receptor 
principle and takes into account the sites existing status and proposed new use.  

9. Where the risk assessment identifies any unacceptable risk or risks, a detailed 
remediation strategy to deal with land contamination and/or pollution of controlled waters 
affecting the site shall be submitted and approved by the LPA. No works, other than 
investigative works, shall be carried out on the site prior to receipt of written approval of 
the remediation strategy by the LPA. 

10. Remediation of the site shall be carried out in accordance with the approved remediation 
strategy. On completion of remediation, a closure report shall be submitted to the LPA. 
The report shall provide validation and certification that the required works regarding 
contamination have been carried out in accordance with the approved Method 
Statement(s). Post remediation sampling and monitoring results shall be included in the 
closure report. 

Environmental Management Plan, and Footpaths 
11. No development pursuant to this permission shall take place until full details of a 

landscape and ecological scheme, and associated programme for implementation, for 
the site as a whole has been submitted to and approved in writing by the Local Planning 
Authority. The scheme shall provide for landscape corridors, and wildlife habitats, and 
shall be implemented in accordance with the approved scheme 

12. A landscape management plan including long term objectives, management 
responsibilities and maintenance schedules for landscape areas including in the 
strategic landscape scheme referred to in condition 11 above shall be submitted to and 
approved in writing by the Local Planning Authority prior to the commencement of any 
development pursuant to this permission. The landscape management plan shall be 
carried as approved.  

13. Prior to the commencement of development, a scheme to show footpath realignment 
and extension shall be submitted to and approved in writing by the Local Planning 
Authority. The footpath shall be to a cycleway standard, segregated from road traffic, 
and illuminated. The approved scheme shall be implemented prior to the first occupation 
of any part of the development.  

Illumination. 

14. No development shall take place on any phase of development until details of the 
external illumination of all access roads, car parking areas, servicing yards and 
pedestrian circulation areas has been submitted to and approved in writing by the Local 
Planning Authority. 

Drainage/Flood management  
15. The development shall not commence until a scheme of drainage management for the 

site as a whole has been submitted to and agreed in writing with the Local Planning 
Authority. The drainage management plan shall be carried out as approved. 

16. Before the development of any individual building or phase of development at the site 
commences pursuant to this permission, a scheme for the provision of petrol / fuel oil 
spillage interceptors, connected to storage tanks and to surface and / or foul drains for 
all parking, access and vehicle wash areas to serve such individual building or phase of 
development, shall be submitted to and be approved by the Local Planning Authority. 
These works shall be implemented on site as so approved.  

 

 
  

Acoustic impact 
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17. Noise from the site shall not exceed 35dB (Laeq 1 hour) during night time hours (2300 – 
0700 hours), as measured internally within bedrooms of any residential property, or 45 
dB LAmax at any other time. 

Travel Plan/Highways 
18.  The first and each subsequent occupier of the buildings hereby approved pursuant to 

this permission unless otherwise agreed in writing by the Local Planning Authority, shall 
within 6 months alter the date of first occupation for trading purposes, submit to the 
Local Planning Authority for approval a Green Travel Plan in accordance with the 
principles of the approved overall Travel Plan dated May 2004  

19. The approved Green Travel Plan for the occupier(s) of each of the buildings hereby 
approved pursuant to this permission shall be implemented within 12 months of either 
first occupation or each subsequent occupation of the building for trading purposes 
unless otherwise agreed in writing by the Local Planning Authority.  

20. Unless otherwise agreed in writing with the Local planning authority, no building 
constructed pursuant to this permission shall be occupied highway improvements on St 
Marks Road, including waiting restrictions and cycleway connections have been 
implemented. 
  

Officer to Contact:  
Gordon Smith 
 

 


