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Development Control Committee 10 March 2020 
 

Application for Planning Permission 
 

 19/00541/REM Approval of reserved matters application of the siting, design, 
drainage and external appearance of the proposed development, 
and the means of access thereto, together with landscaping and 
screen walls/fences for 15 dwellings at Parcel 6 Pursuant to 
Outline Planning Permission 17/00703/OUT AT Parcel 6, Off 
Brecon Close, Little Stanion 

1.   Site Description 
1.1 The application site is 0.49ha of land (Parcel 6) located off Brecon Close at Little Stanion, Corby.  

The site is located to the east of Preseli Walk and will append to the existing open space of Short 
Meadow.  The land is included within an extant outline planning permission (17/00703/OUT) and 
is set aside for residential development, forming part of the wider Little Stanion New Village.  Also 
included within this outline planning permission is a larger area of land of 3.53ha (Parcel 5) which 
is intended to be subject of a forthcoming separate reserved matters application.  Both parcels 
are vacant and undeveloped with clearance having taken place in anticipation of developing the 
site. 

1.2 Little Stanion New Village is located to the southeast of Corby and is accessed via the A43 and 
Long Croft Road.  The topography of the site is such that it gradually drops from north to south. 

2.  Description of Proposal 
2.1 The proposal that is the subject of this reserved matters application is for a total of 5 dwellings 

along with an area of approximately 0.14 ha for open space. 

2.2 The Little Stanion New Village development entered administration following the financial crash 
in 2008.  This application has been brought forward by JME Civils with the intention being to 
complete the development of Parcels 5 and 6 and subsequently complete the New Village 
development. 

2.3 The 15 new dwellings are proposed to comprise 5 x four-bed semi-detached, 3 x three-bed semi-
detached and 7 x three-bed townhouses. 

2.4 During the processing of this application, the proposal has been amended to show amended 
highways layout and parking for the proposed plots. 

3.  Planning History 
3.1   The Little Stanion New Village has an extensive history, however the relevant planning history for 

this site is as follows: 

Application 
Reference 

Description of Proposal Status 

17/00703/OUT Outline planning application for the erection of no 
less than 99 Dwellings and no more than 135 
Dwellings, landscaping and all associated works 

Granted Permission 
06.09.2018 

3.2 Pre-application advice was offered by officers in regard to the mix of dwelling sizes and styles 
within this phase. 
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4.   Consultations/Representations 
External 

4.1   Public consultation was carried out by way of site notice (posted 22.11.2019), newspaper notice 
(published 21.11.2019) as well as notification to 18 neighbouring properties on 18.11.2019.  No 
comments or objections were received. 

4.2 The following statutory consultee responses have been received. 

4.3  Northamptonshire Local Highway Authority (LHA) responded on 26.11.2019 and commented that 
the LHA cannot support the application and require further information to fully assess the impact 
of the proposal.  Discussions and meetings were subsequently held between the developer, 
officers and the LHA with an amended scheme being agreed upon.  This will be discussed further 
under sections 6.12 to 6.15 of this report. 

4.4 The Lead Local Flood Authority (LLFA) commented on 27.11.2019 and advised that there was 
insufficient information available to comment on the acceptability of the scheme.  Following the 
submission of further information, another response was received from the LLFA on 08.01.2020 
commenting that insufficient information has been provided.  This will be covered under sections 
6.19 to 6.22 of this report. 

4.5 Northamptonshire County Council Archaeology replied on 10.12.2019 that they had no comments 
to make on the proposals. 

4.6 The Environment Agency responded on 05.12.2019 and stated that they have no objection to the 
application submitted. 

4.7 Little Stanion Parish Council commented on 05.12.2019 and objected to the proposals on the 
grounds of Highways concerns, loss of privacy for the residents of Preseli Walk, waste bin 
collection points, impact on ecology matters, increased demand on primary schools in the area 
and anti-social behaviour.  These matters will be addressed throughout this report. 

4.8 No responses were received from Northamptonshire County Council Planning Services 
(Ecology), Northamptonshire Police, Stanion Parish Council, Northamptonshire County Council 
Built and Natural Environment, Anglian Water and Northamptonshire County Council Walking and 
Cycling, as such it is assumed that they have no comments or objections to make. 

Internal 
4.9 Corby Borough Council (CBC) Housing Strategy responded on 03.12.2019 and has no further 

comment to make. 

4.10 CBC Environmental Health (Environmental Protection) responded on 26.11.2019 and had no 
comments to make. 

4.11  CBC Environmental Health (Health Protection) responded on 21.11.2019 and have no comment 
or objections to make subject to the working hours as outlined in Part 8.1 of the Construction 
Traffic Management Plan. 

4.12 No comments were received from CBC Tree Officer, CBC Sustainability Officer and CBC Principle 
Engineer, as such it is assumed that they have no objections to the proposal. 

5. Planning Policy 
5.1 Section 70(2) of the Town and Country Planning Act 1990 (as amended) sets out that in 

considering and determining applications for planning permission the Local Planning Authority 
must have regard to: 

 a) the provisions of the development plan, so far as material to the application; 
 b) any local finance considerations, so far as material to the application, and; 
 c) any other material considerations. 
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5.2   Section 38(6) of the Planning and Compulsory Purchase Act (2004) makes it clear that “if regard 
is to be had to the development plan for the purpose of any determination to be made under the 
Planning Acts the determination must be made in accordance with the plan unless material 
considerations indicate otherwise”. 

5.3 The development plan for the Borough of Corby comprises the “North Northamptonshire Joint 
Core Strategy” 2016.  The revised National Planning Policy Framework (“NPPF”) 2019 does not 
change the legal status of the development plan. 

The National Planning Policy Framework (NPPF) 2019 
5.4 The NPPF, originally published in 2012 but revised in February 2019, is a material consideration 

in the determination of planning and related applications. 

5.5 It contains on Paragraph 11 a “presumption in favour of sustainable development”.  Annex 1 of 
the NPPF provides guidance on its implementation.  In summary this states in Paragraph 213 
that policies in the development plan should not be considered out of date just because they were 
adopted prior to the publication of the NPPF and that, in regard to existing local policies, that 
“…due weight should be given to them, according to their degree of consistency with this 
Framework (the closer the policies in the plan to the polices in the Framework, the greater the 
weight that may be given)”. 

5.6 Officers have reviewed the Join Core Strategy for consistency with the NPPF and consider there 
is no issue of significant conflict.  As such, full weight can be given to these policies in the 
decision making process in accordance with Paragraph 213 of the NPPF. 

National Planning Practice Guidance (NPP) 2014 onwards 
5.7 On 6th March 2014, the Department for Communities and Local Government (DCLG) launched 

the National Planning Practice Guidance (“NPPG”) resource.  This replaced a number of 
planning practice guidance documents and is subject to continuous periodical updates in different 
subject areas. 

North Northamptonshire Joint Core Strategy (NNJCS) 2016 
5.8 With regard to this application, the following policies are considered relevant: 

Policy 1: Presumption in favour of Sustainable Development; 
Policy 3: Landscape Character; 
Policy 4: Biodiversity and Geodiversity; 
Policy 5: Water Environment, Resources and Flood Risk Management; 
Policy 8: Place-Shaping Principles; 
Policy 9: Sustainable Buildings; 
Policy 15: Well-connected Towns, Villages and Neighbourhoods; 
Policy 28: Housing Requirements; 
Policy 29: Distribution of New Homes; 
Policy 30: Housing Mix and Tenure. 

6. Planning Considerations  
6.1 Officers consider that the key determining issues with regards to the proposal are as follows:  

a) Principle of Development; 
b) Layout and Urban Design; 
c) Highways; 
d) Refuse and Recycling; 
e) Flood Risk and Drainage; 
f) Landscaping; 
g) Sustainability. 
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6.2 The National Planning Policy Framework (NPPF) gives great weight to achieving well-designed 
places.  The Framework notes that good design is a key aspect of sustainable development, 
creates better places and helps make development acceptable to communities.  Furthermore, 
paragraph 127 of the NPPF clearly states that developments should function well and be 
sympathetic to local character. 

6.3 The North Northamptonshire Joint Core Strategy (NNJCS) is also keen to ensure sustainable 
development through Policy 8 – Place-shaping Principles.  It defines good design as a critical 
element in ensuring that new developments create sustainable, connected, characterful and 
healthy places which people will enjoy for years to come.  In terms of character, the NNJCS urges 
that new development should either respond comprehensively to the established surrounding 
character of the area or be sufficiently distinctive in themselves. 

Principle of Development 
6.4 The application site is within the designated residential parcel of the outline planning permission 

(LPA reference: 17/00703/OUT) approved in August 2018.  Thus the principle of residential 
development on the site has already been established.  Following the grant of the outline 
permission, there has been no material change to the National Planning Policy Framework 
(NPPF) and the Local Planning Authority’s adoption in 2016 of the North Northamptonshire Joint 
Core Strategy.  There are no policy obstacles to the proposed scheme and the principal of the 
proposal are considered acceptable. 

     Layout and Urban Design 
6.5 Paragraph 127 of NPPF emphasises the need for planning policies and decisions to ensure that 

developments: will function well whilst adding to the overall quality of the area;  establish a strong 
sense of place by using streetscapes and buildings to create attractive and comfortable places to 
live, work and visit; optimising development’s potential in creating and sustaining an appropriate 
mix of uses, including incorporation of green and other public space as part of the development; 
support local facilities and transport networks; respond to local character and history, and reflect 
the identity of local surroundings and materials; create safe and accessible environments where 
crime and disorder, and the fear of crime, do not undermine quality of life or community cohesion; 
and are visually attractive as a result of good architecture and appropriate landscaping. 

6.6 Policy 8 of the NNJCS recommends that development should: create connected places; make 
safe and pleasant streets and spaces; ensure adaptable, diverse and flexible places; create a 
distinctive local character and ensure quality of life and safer and healthier communities. 

6.7 Consistent with Policy 8 of the NNJCS and the design-led approach advocated by the NPPF, the 
suitability of a development must be measured in part on its overall quality and function to ensure 
development is appropriately located and has regard to both the subject site and the surrounding 
area. 

6.8 The applicant has worked with Corby Borough Council at pre-application stage on the proposed 
layout and design of the site, whereby a number of potential arrangements were analysed.  Up 
to 22 dwellings were considered, however, the final arrangement sees 15 dwellings proposed with 
key design principles of access being provided via Brecon Close towards the north-east of the 
site, a mixture on-street and in-curtilage parking and the provision of a pedestrian link to “Short 
Meadow”. 

6.9 To the northeast of the site is an existing electrical sub-station and water treatment pumping 
station.  The proposed layout minimises views of these structures with the proposed layout 
seeking to maximise views towards the open green space towards the south of the site whilst 
enabling the dwellings to have more useable garden space and ensuring the amenity of 
neighbouring properties at Preseli Walk is protected. 

6.10 The application proposes that the dwellings will be comprised of contemporary materials palette 
of ochre brick with aluminium canopies and timber cladding to the front entrances.  Doors, 
windows and rainwater goods will be dark grey, providing a contrast in colour to the lighter 
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brickwork.  Grey concrete roof tiles are proposed and it is considered that the new dwellings will 
provide a pleasing modern architectural aesthetic in comparison to the existing development that 
has taken place 

6.11 Overall, officers consider that the proposed development is therefore acceptable in terms of 
layout, scale, density, external appearance and the design and access arrangement.  Therefore, 
it is concluded that the proposal would be meet the requirements of paragraphs 126 and 127 of 
the NPF and Policy 8 of the North Northamptonshire Joint Core Strategy Plan (2016). 

Highways 
6.12 The Local Highways Authority (LHA) originally commented that they cannot support the 

application and require further information to assess the proposals.  Little Stanion Parish Council 
also objected on the grounds of highways.  However, following on from meetings between 
officers, the developer and the LHA, an amended scheme has been submitted. 

6.13 Matters relating to the additional visitors space at the entrance to the parking court have been 
clarified with the required 4.5 metre clearance in place as required by the LHA.  The alignment 
of the shared private lane has been adjusted to allow the parking spaces for Plot 12 to be 
lengthened to 5.5 metres as per the LHA’s request.  Additionally, the car parking spaces for Plot 
6 and the two visitor spaces have been modified to create a new layout of 3 parking spaces with 
two separate visitor spaces.  For Plot 4, the road has been moved slightly to the east to allow the 
parking spaces serving this plot to be lengthened to 5.5 metres.  This also facilitates an increased 
garden area for Plot 4 but does slightly reduce the garden space to the side of Plot 5.  All 
properties are located 1 metre from the highway boundary and the LHA confirmed by email on 
3rd February 2020 that this addresses the concerns raised and that the LHA would not raise 
further concerns relating to the revised General Arrangement drawing No.1616-PA01 Rev C. 

6.14 A Technical Note was provided by the applicant on 13.02.2020 in regards to the unadopted roads 
(Condition 14.1 of 17/00603/OUT) and the details relating to commissioning a site management 
company and the associated management and maintenance methodology of the streets within 
the development. 

6.15 As such, officers consider that, whilst acknowledging the development would add to the traffic 
flow within Little Stanion, it is a relatively minor development comprising 15 dwellings and, on 
balance, it is deemed that the development would not have a demonstrable impact upon highway 
safety or the free flow of pedestrian and vehicular movements.  Therefore, the proposal complies 
with Policies 8 and 15 of the North Northamptonshire Joint Core Strategy (2016) and paragraph 
109 of the National Planning Policy Framework (2019). 

Refuse and Recycling 
6.16 It is important that housing layouts have acceptable provision to allow for the storage and 

collection of refuse and recyclables.  As well as the need for all properties to have adequate 
space to store the various refuse and recyclable bins, the Council’s requirement is for all bins to 
be placed within 15 metres of the adoptable highway on collection day.  

6.17 Although generally there is plenty of space within the layout to accommodate these requirements 
along with the storage of bins, it is noted that the residents of Plots 13, 14 and 15 would be 
required to bring their bin some 40 metres to be within 15 metres of the adoptable highway.  
Whilst this is greater than the recommended standards, it is noted that residents of Preseli Walk 
have to move their bins a greater distance to Brecon Close, therefore it would be unreasonable 
to refuse this scheme for this reason alone. 

6.18 On balance, the layout is considered acceptable in terms of being able to accommodate matters 
relating to refuse and recyclables. 

Flood Risk and Drainage 
6.19 In their initial response, the Lead Local Flood Authority (LLFA) advised that there was insufficient 

information available to comment on the acceptability of the proposed surface water drainage 
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scheme for the proposed development.  Further details were submitted by the applicant, however 
the LLFA responded on 08.01.2020 stating that further details relating to site levels, surface water 
flow paths, attenuation storage and a qualitative examination of what would happen if any part of 
the system were to fail. 

6.20 Following submission of further details, the LLFA confirmed on 13.02.2020 that based on the 
details included within drawing number J165-OCSC-XX-XX-DR-C-805 rev P01 entitled 
Exceedance Flow Path, dated 7th February 2020 prepared by OCSC, and the letter prepared by 
OCSC dated 10th February 2020, the impacts of surface water drainage have been adequately 
addressed. 

6.21 The Environment Agency responded on 04.12.2019 and confirmed that they have reviewed the 
Drainage Strategy prepared by OCSC Multidisciplinary Consulting Engineers, Project No. J156 
dated 04 November 2019 and acknowledge that the applicant intends to dispose of foul water 
from the site via mains drainage.  The Environment Agency have requested to be consulted on 
any forthcoming application to discharge Condition 8 (foul water drainage) of the outline planning 
permission application 17/00703/OUT which has since been undertaken (LPA reference: 
19/00568/CON). 

6.22 The proposal is therefore considered to provide appropriate site drainage and will not increase 
flood risk in accordance with Policy 5 of the North Northamptonshire Joint Core Strategy 2016. 

 Landscaping 
6.22 This phase of development includes substantial areas of landscaping and public open space.  

Due to changes in the layout of the development, there has been insufficient time for the applicant 
to submit amended landscaping scheme.  This, and details of maintenance and management 
programmes, can be secured by appropriately worded conditions should Members be minded to 
grant planning permission. 

6.23 Boundary treatments.  The applicant has submitted drawing no. 1616-PA08 identifying the 
boundary treatments for the application site.  Individual plots are to be secured by 1.8 to 2.1 
metre high timber fencing and brick walls with gates providing rear accesses.  Low timber fencing 
is proposed to the northwest and west boundaries of the parcel site which will retain a sense of 
openness and allow views of Short Meadow for residents.  It is therefore considered that the 
proposed details satisfactorily ensure the site will be secure, and ensure against any detrimental 
impact on residential amenity 

6.24 Lighting.  The Crime Prevention Officer has raised concerns over safety and security with no 
lighting plan provided.  Officers consider that this can be addressed by a suitably worded 
condition should planning permission be granted. 

Other Matters 
6.25 As this is a reserved matters application, issues relating to sustainability, impact on the wildlife 

habitat and ecology will be dealt with relation to relevant planning conditions on the outline 
planning permission. 

6.26 Relevant written objections received from Little Stanion Parish Council have been taken into 
account and are addressed in the report.  

7. Conclusion 
7.1 The reserved matters application is considered acceptable.  The details hereby submitted do not 

cause any significant harm to the amenity of the nearby occupiers or result in overdevelopment 
of the site and will not give rise to any undue highway safety or drainage concerns.  

7.2 Details regarding landscaping and lighting can be secured by condition and subject to this, the 
proposal is therefore considered to comply with Policies 1, 3, 4, 5, 8, 9, 15, 28, 29 and 30 of the 
North Northamptonshire joint Core Strategy 2016, the National Planning Policy Framework 2019 
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and no other material considerations indicate that the policies of the development plan should not 
prevail. 

Reasons for Approval: 
The development hereby approved would be in keeping with the form, character and appearance 
of the surrounding settlement, would not have an adverse effect on the amenity of adjoining 
neighbours and would not give rise to any undue highway safety or drainage concerns.  The 
proposal is therefore considered to comply with Policies 1, 3, 4, 5, 8, 9, 15, 28, 29 and 30 of the 
North Northamptonshire Joint Core Strategy 2016, the National Planning Policy Framework 2019 
and no other material considerations indicate that the policies of the development plan should not 
prevail. 

Recommendation: Approve subject to the follow conditions: 
1.   The development hereby permitted shall begin before the expiration of three years from the date 

of this permission. 

Reason:  As required by Section 91 of the Town and Country Planning Act 1990, as amended by 
Section 51 of the Planning and Compulsory Purchase Act 2004. 

2.  The development hereby approved shall be built in accordance with the approved plans as listed 
below in the 'Schedule of Plans'. The development shall be completed in accordance with the 
approved plans unless alternative details have been submitted and approved in writing by the 
Local Planning Authority prior to commencement.  

 Reason:  To specify the permission and for the avoidance of doubt. 

3.   No building or use herby permitted shall be occupied or the use commenced until there has been 
submitted to and approved in writing by the Local Planning Authority a scheme of soft and hard 
landscaping.  All soft and hard landscape works shall be carried out in accordance with the 
approved details.  The works shall be carried out prior to the occupation or use of any part of the 
development or in accordance with a programme to be agreed in writing with the Local Planning 
Authority.  Any trees or plants which within a period of 5 years from the completion of the 
development die, are removed or be-come seriously damaged or diseased, shall be replaced in 
the next planting season with others of similar size and species as those originally planted, unless 
the Local Planning Authority gives written approval to any variation. 

Reason: To protect and enhance the character of the site and the area, and to ensure its 
appearance is satisfactory in accordance with Policies 3 and 8 of the North 
Northamptonshire Joint Core Strategy. 

4.   Prior to the occupation of the development a landscape maintenance scheme shall be submitted 
to and approved in writing by the Local Planning Authority.  The scheme shall provide for the 
maintenance of all landscaped areas for a minimum period of 5 years and specify the 
maintenance responsibilities and arrangements for its implementation.  The landscape 
maintenance scheme shall be carried out as approved.  

Reason: To protect and enhance the character of the site and the area, and to ensure its 
appearance is satisfactory in accordance with Policies 3 and 8 of the North 
Northamptonshire Joint Core Strategy. 

5.   A landscape management plan including long term design objectives, management 
responsibilities, management and maintenance schedules for all landscape areas, other than 
small privately owned, domestic gardens, shall be submitted to and approved by the Local 
Planning Authority prior to the occupation of any part of the buildings or any phase of the 
development, whichever is the sooner, for its permitted use.  The landscape management plan 
shall be carried out as approved. 
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Reason: To protect and enhance the character of the site and the area, and to ensure its 
appearance is satisfactory in accordance with Policies 3 and 8 of the North 
Northamptonshire Joint Core Strategy. 

6.   The refuse and recycling storage as shown on the approved drawing shall be provided prior to 
the occupation of the development and shall be retained for the lifetime of the development. 

Reason:  To ensure adequate provision is made for this matter in the interests of amenity. 

7.   Prior to first use or occupation of the development hereby permitted, vehicular visibility splays 
shall be permanently retained and kept free of all obstacles to visibility over 0.9m in height above 
carriageway level. 

Reason: To ensure the development has a suitable relationship with the highway network in 
accordance with Policies 8 and 15 of the North Northamptonshire Joint Core Strategy 
2016. 

8.   Prior to first use or occupation of the development hereby permitted, pedestrian visibility splays 
shall be permanently retained and kept free of all obstacles to visibility over 0.6m in height above 
access / footway level. 

Reason: To ensure the development has a suitable relationship with the highway network in 
accordance with Policies 8 and 15 of the North Northamptonshire Joint Core Strategy 
2016. 

9.  Prior to the occupation of the dwellings to which they relate development hereby permitted, the 
car parking area shown on the approved drawings shall be constructed, surfaced and 
permanently marked out.  The car parking area shall be used for no other purpose thereafter.  

Reason: To ensure adequate parking provision at all times so that the development does not 
prejudice the free flow of traffic or safety on the neighbouring highway. 

10.   Prior to any on site construction works, details of the proposed lighting scheme for the entire 
exterior of the site shall be submitted to and approved in writing by the Local Planning Authority.  
The uniformity should provide equal quality of illumination in all areas.  The scheme shall include 
low lux levels and a plan showing the position, type and extent of the lighting over the area to be 
lit.  The approved scheme shall be implemented prior to the first occupation of the associated 
proposal and shall be retained in that form thereafter.   

Reason: To ensure that there is adequate lighting over the associated scheme and to reduce the 
fear of crime through the creation of a safe environment and accord with policy 8 of the 
North Northamptonshire Joint Core Strategy 2016. 

11.   No trees shall be planted within 2.5 metres of the highway boundary or any of the dwellings hereby 
permitted. 

Reason: To ensure the development has a suitable relationship with the development and the 
highway network in accordance with Policies 8 and 15 of the North Northamptonshire 
Joint Core Strategy 2016. 

12.   No building or other site works during the construction period likely to cause nuisance to adjoining 
residents or occupiers shall be carried out before 08:00 or after 18:00 Mondays to Fridays nor 
before 08:00 or after 13:00 on Saturdays or at any time on Sundays or Bank Holidays.  

Reason:  To limit the detrimental effect on adjoining residents or occupiers by reason of noise 
and disturbance. 

Informative/s 
In dealing with the application the Council has implemented the requirement in the National 
Planning Policy Framework 2019 to work with the applicant in a positive and proactive way. We 
have made available detailed advice in the form of our statutory policies from the 'Saved' Local 
Plan Policies 1997, Joint Core Strategy Adopted July 2016, Supplementary Planning Documents, 
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Planning Briefs and other informal written guidance, as well as offering a full pre-application 
advice service, in order to ensure that the applicant has been given every opportunity to submit 
an application which is likely to be considered favourably. 

Officer to Contact: 
Paul Barber 
Tel No: 01536 464141 
Email: Paul.Barber@corby.gov.uk 


