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Development Control Committee 10 March 2020 
 

Application for Planning Permission 
 

 18/00754/DPA Change of use of vacant land, previously Quarry (Sui Generis Use) 
to Storage of vehicles for lease hire business (Sui Generis). 
Erection of ancillary single storey office building. Erection of 
vehicle cleansing unit, installation of bunded fuel container, new 
vehicular and pedestrian access to site, Groundworks to lay 
hardstanding, re-alignment of existing footway. 

1. Site and Surroundings 
1.1  The application site is located on a former quarry site on the east side of Rockingham Road and 

the railway line, with access from Courier directly to the south of Peel Retail Park. The site is 
currently unused shrub land with a public footpath linking Courier Road to Rockingham Road, 
which is proposed to be re-aligned. The site is located within the Stanion and Corby Village Ward. 

2. The Proposal 
2.1 The proposal is to change the use of the land from vacant land (previously quarry, sui generis) to 

a storage facility for lease hire vehicles (sui generis), including the erection of an ancillary single 
storey office building, erection of a vehicle cleansing unit, the installation of a bunded fuel 
container, new pedestrian and vehicle access to the site, groundworks to lay hardstanding and 
re-alignment of the existing footway. 

3. Site History 

• 92/00243/CO - Erection for building as a nightclub and layout of access and parking areas 
-  Unknown 

• 97/00050/CO - Erection of buildings, layout & construction of associated vehicular access, 
car parking and circulation areas for leisure purposes- Permitted 

• 97/00256/CO - Erection of leisure complex comprising cinemas, bingo club, children’s  
centre, drive thru restaurant and bar & restaurant facilities – Permitted 

• 01/00078/ADV – Erection of freestanding signs- Permitted 
• 03/00071/DPA – Two storey office with associated parking – Permitted 
• 08/00121/DPA –  Erection of a single storey renal unit and two storey office building - Non-

determined 

4. Planning Policy 

• Policy 1, 4, 7 and 8 of the North Northamptonshire Joint Core Strategy (2016) (NNJCS) 
• The National Planning Policy Framework (2019) (NPPF) 

5. Internal/External Consultations 
Environmental Health: 

No objections, but request to follow screening checklist and air quality and emission mitigation 
assessment checklist of ‘Air Quality and Emissions Mitigation Guidance for Developers’ along 
with suggested conditions regarding gas protection measures and unexpected contamination. 

Flood Prevention: 

No comment 
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Northamptonshire Police: 

No objection subject to conditions in relation to building security standards, fuel tank security, 
lighting, CCTV and Alarms Systems. 

Environment Agency: 

No objection subject to the inclusion of a condition to report unexpected contamination 

Highways 

No objection but require further information to fully assess the proposals. Officers are satisfied 
that the requested details have been provided. 

Sustainability Officer 

No objection – request for the developer to refer to the Corby Borough Council adopted guide for 
developers on air quality and mitigation as on investigation of the plans it is evident that there are 
no electric vehicle charging provisions. 

Northamptonshire Wildlife Trust 

No comment. 
Local Plans 

No comment. 
Tree Officer 

No comment. 
Property Manager 

No comment. 
Health and Safety Executive 

No comment. 
County Fire Officer 

No comment. 
Local Flood Authority 

No comment. 
Conservation Officer 

No comment. 
Anglian Water 

No comment. 

6. Advertisement and Representations 

• Neighbour letters sent 02/10/2019. 
• Site notice posted 09/09/2019. 
• No representations received.  

7. Key Determining Issues 

• Principle of Development 
• Impact Upon The Street Scene and Conservation Area 
• Impact upon Neighbouring Amenity 
• Highways and Parking 
• Community Safety  
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8. Officer Assessment 
Principle of Development 

Policy 7 of the NNJCS (2016) emphasise the importance of community services and facilities. 
Corby currently has a limited number of vehicle/truck leasing services, and a specific ‘vehicle 
leasing plant’ would be a new business which is in keeping with the surrounding uses which mainly 
consist of employment and retail spaces. It is considered that the introduction of such a service 
in the area would be beneficial to local residents and businesses. 

As such, the development in principle would adhere to Paragraph 8 and Chapter 8 of the NPPF 
(2019) and Policy 7 of the NNJCS (2016) providing a useful community asset to the local area 
and its residents. The principle of development is therefore considered acceptable. 

Impact upon the Street Scene and Conservation Area 

The current site is overgrown and does not currently offer any value in terms of visual amenity. 
The site does not lie within the Old Village Conservation Area but is in relatively close proximity 
to the north western boundary. However, the gap between the Conservation Area boundary and 
the site is traversed by Rockingham Road which offers a degree of separation. It is therefore 
considered that there is no detrimental impact upon the street scene and Conservation Area. 

Impact upon Neighbouring Amenity 

Policy D1 of the Northampton Joint Core Strategy 2016 seeks to prevent development that would 
result in an unacceptable visual impact, loss of privacy or noise/light pollution. 

The site is surrounded by a mix of employment and retail uses and the nearest residential 
dwellings are sited approximately 80m away to the south (Lloyds Road) and 50m to the west 
(Bridge Court). Therefore, due to the separation between the proposal and existing residential 
uses, coupled with the fact that the operation of the site would be restricted to standard work-day 
hours, it is not considered that the proposal will have a detrimental impact upon the neighbouring 
amenity in terms of loss of privacy or noise/light pollution. 

Subject to the conditions mentioned above the proposed development is considered to accord 
with Policy 1 of the North Northampton Joint Core Strategy and would not result in unacceptable 
impact on the general amenity of neighbouring residents. 

Highways and Parking 

With regards to comments around earthworks, Officers are satisfied that the evidence provided 
by the applicant (5999-14 P1 Section Through existing and Proposed Bank/Gabion Wall) shows 
that an Approval in Principle (AiP) from NCC Structural Engineers is not required. This is due to 
the location of the Gabion wall and footings being located outside of the zone of influence. 

The applicant has suitably addressed and provided the required plans or information regarding 
all of the points raised by the Local Highway Authority. These included the aforementioned 
structural queries, along with issues regarding Public Rights of Way, Car Parking Provision, 
signage and highway extents. It is therefore considered that the application is acceptable on 
Highway grounds. 

Community Safety 

The Police Crime Prevention Officer considers the proposal to be in general compliance in terms 
of design to reduce the probability of crime. There are some concerns and suggested appropriate 
measures to help to reduce the likelihood of crime occurring, and these have been set out in the 
conditions below. 

Subject to these conditions being adhered to, the proposal is considered to be acceptable on 
‘Planning out Crime’ Grounds and therefore comply with Policy 8 of the North Northamptonshire 
Joint Core Strategy. 
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9. Conclusion and Recommendation 
The proposed creation of a vehicle hire leasing business with associated office, fuelling facility 
and cleaning unit is considered to provide a key facility to the area, and is re-establishing former 
quarry land that is currently underutilised and unmaintained. It will create a number of employment 
opportunities, and is considered to relate well to the existing employment and retail uses in the 
surrounding area. 

The proposed development has been amended to adequately address a number of comments 
raised by consultees and is therefore considered to be acceptable and in conformity with the 
NNJCS and the NPPF. It is therefore recommended that members of the Planning Committee 
grant consent subject to the following conditions; 

Recommendations: Approve subject to the following conditions: 
1. Full planning permission 

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. List of Approved Plans and Drawings 
The development shall conform in all aspects with the plans and details shown in the schedule of 
plans as listed below, unless variations are agreed by the Local Planning Authority in order to 
discharge other conditions attached to this decision: 

• Site Plan – 5999-10 (Rev P8) 
• Highway Extents – 5999-04 
• HGV Rigid Vehicle Tracking – 5999-05 
• Section Through existing & proposed bank/gabion wall – 5999-14 
• Footpath Diversion – 5999-11 
• Proposed Office Plans & Elevation – 5999-100 (Rev P2) 
• Planning Boundary – 5999-12 
• Elevation (South-West) – 5999-13 
• Vehicle Wash Plan & Elevations – 5999-200 

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

3. Land Contamination 
In the event that unexpected contamination is found at any time when carrying out the 
development hereby approved, it must be reported immediately to the Local Planning Authority. 
Development works at the site shall cease and an investigation and risk assessment undertaken 
to assess the nature and extent of the unexpected contamination.  

A written report of the findings shall be submitted to and approved by the Local Planning Authority, 
together with a scheme to remediate, if required, prior to further development on site taking place. 
Only once written approval from the Local Planning Authority has been given shall development 
works recommence. 

Reason: To ensure that risks from land contamination to the future users of the development and 
neighbouring land are minimised. 
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4. Construction Management Plan 
Prior to the commencement of the development (including demolition or site clearance) hereby 
permitted, a full, non-verbose or repetitive, CTMP (Construction Traffic Management Plan) shall 
be submitted to and be approved in writing by the local planning authority. The Plan is to include 
the following elements; 

i) Detailed work programme / timetable. 

ii) Site HGV delivery / removal hours to be limited to between 10:00 – 16:00 

iii) Detailed routeing for demolition, excavation, construction and abnormal loads. 

iv) Supply of pre-journey information on routeing and site restrictions to contractors, deliveries 
and visitors. 

v) Detailed plan showing the location of on-site stores and facilities including the site 
compound, contractor & visitor parking and turning as well as un/loading point, turning and 
queuing for HGVs. 

vi) Breakdown of number, type, size and weight of vehicles over demolition & construction 
period. 

vii) Details of debris management including location of wheel wash, programme to control 
debris spill/tracking onto the highway to also include sheeting/sealing of vehicles and dust 
management. 

viii) Details of public impact and protection to include road, footway, cycleway and PRoW. 
Details of TROs and road / footway / cycleway / PRoW closures and re-routeings as well 
as signage, barriers and remediation. 

ix) Public liaison position, name, contact details and details of public consultation/liaison. 

x) Route details as required covering culverts, waterways, passing places, tracking of 
bends/junctions and visibility splays. 

xi) Pre and post works inspection of the highway between points A and B as requested to 
identify remediation works to be carried out by the developer. Inspections are to be carried 
out in the presence of a member of the Highway Authorities Inspection team. To also 
include the removal of TROs, temporary signage, barriers and diversions. 

xii) Details of temporary construction accesses and their remediation post project. 

xiii) Provision for emergency vehicles. 

Reason:  In the interests of safe operation of the highway in the lead into development both 
during the demolition and construction phase of the development accordance with 
Policies 8 and 15 of the North Northamptonshire Joint Core Strategy. 

5. Safety and Security Measures 

Prior to commencement of development, the following safety and security measures should be 
agreed. 

i) All exterior doors and windows to the office building must be certified to a minimum secure 
standard i.e. LPCB LPS1175 SR2 or equivalent. 

ii) All vulnerable glazing, including any safety glass, must include one pane of laminated 
glass to secure standard BS EN 356:2000 class P2A. 

iii) Security rated shutters which are linked into the intruder alarm system should seriously be 
considered. These shutters may be an alternative to the above two measures. 
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iv) The room where the vehicle keys are kept needs to be secure and the holding facility for 
the keys also needs to be secure particularly during the periods when the offices are 
closed.  

v) Fuel tank security – This should not be located within a metre of boundary fencing. 

vi) Lighting – Site illumination is important for safety and security. Overall uniformity and 
colour rendering qualities are as important as lux levels together with switching policy for 
security during out of hour’s periods. 

vii) CCTV – A CCTV system should be seriously considered to detect and deter incidents at 
vulnerable locations. 

viii) An Intruder Alarm system should be installed to protect the office and wash facility (if 
vulnerable goods are stored within). This should be able to summon a response at the 
earliest opportunity should an incident occur. 

Reason: To design out crime and promote the well-being in the area. In accordance with Policy 
8 of the North Northamptonshire Joint Core Strategy. 

6. Biodiversity Method Statement 
No development shall take place (including any demolition, ground works, site clearance) until a 
method statement for a supervised destructive site search for reptiles has been submitted to and 
approved in writing by the local planning authority. The content of the method statement shall 
include the: 

a) Purpose and objectives for the proposed works 

b) Detailed design(s) and/or working method(s) necessary to achieve stated objectives 
(including, where relevant, type and source of materials to be used) 

c) Extent and location of proposed works shown on appropriate scale maps and plans 

d) Timetable for implementation, demonstrating that works are aligned with the proposed 
phasing of construction 

e) Persons responsible for implanting the works 

f) Initial aftercare and long-term maintenance (where relevant) 

g) Disposal of any wastes arising from works. 

The works shall be carried out in accordance with the approved details and shall be retained in 
that manner thereafter. 

Reason: To ensure the protection and enhancement of biodiversity features in accordance with 
Policy 4 of the North Northamptonshire Joint Core Strategy. 

Supporting documents: 

• Design and Access Statement 

• Soil Technics Report Part 1-4 

• Ecology Report 

Officers to Contact: 
Edward Oteng 

Tel No: 01536 464161 

Email: edward.oteng@corby.gov.uk 
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