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Development Control Committee 13 December 2016
 
14/00414/DPA Construction of 21 two bedroom houses with parking for 24 cars 

and associated works At The Pluto, Gainsborough Road, Corby 
for Architectural Services Ltd. 

Background 

1. The application site is an irregular shaped area of land measuring approximately 0.35 ha and 
located on the southern side of Gainsborough Road at the junction with Blake Road.  Holbein 
Walk and Hoppner Walk are located to the east of the site. An area of Public Open Space 
(POS) frames the site to the south. 

2. Ground conditions are fairly uniform across the site although adjacent to the northern 
boundary a drop in land levels occur.  There is also an earth mound where spoil has been 
deposited. In terms of any existing structures there are remnants of a brick and rail boundary 
wall which has been reinforced with wooden boarding along its boundary with Gainsborough 
Road. Along the southern boundary adjacent to the POS the site has been left open.  There 
are a number of mature trees both within the site and on the adjacent land forming the POS. 

3. The site was named The Pluto after the part played by Corby steel works during WWII. 
However, in 2008 the Public House was demolished and apart from an electricity substation, 
the site has been cleared and levelled.    There has been some delay in determining this 
application due in part to highway issues and flood risk.  However these concerns have now 
been resolved. 

4. A S106 Agreement has been agreed providing 15% affordable housing with a contribution 
towards primary education (see Section 106 Contribution Table in Appendix A). 

Proposal 

5. It is proposed to construct 21 two bedroom houses with parking for 24 cars and associated 
works.  Access into the site would be gained via two existing entrance points in 
Gainsborough Road. 

Site History 

6. 07/00102/DPA - Demolition of public house and erection of 32 two bed apartments and 8 
houses - Application Withdrawn. 

7. 08/00186/DPA - Erection of 48 two bed apartments including 16 Housing Association 
administered apartments - Application Withdrawn. 

Planning Policy 

8. Section 38(6) of the Planning and Compulsory Purchase Act 2004, still requires all 
applications for planning permission to be determined in accordance with the Development 
Plan, unless material considerations indicate otherwise.  

9. The National Planning Policy Framework (NPPF) was adopted by Government in 2012 and 
sets out the planning policies for England and how they are expected to be applied. The 
NPPF is a material consideration in planning decisions.  

10. Paragraphs 214 and 215 of the NPPF make clear that where a local authority does not 
possess a development plan adopted since 2004, due weight may only be given to relevant 
policies in existing plans according to their degree of conformity with the NPPF. Moreover, 
the government has also released further guidance in the form of National Planning Practice 
Guidance (NPPG) which has been taken into consideration.  
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11. At the heart of national planning policy is the presumption in favour of sustainable 
development which is seen as a golden thread running through both plan-making and 
decision-taking.  Development must fulfil 3 roles, namely an economic, social and 
environmental role in order to be sustainable.  

12. In July 2016 the North Northamptonshire Joint Core Strategy (NNJCS) was adopted and this 
document sets out the overall spatial strategy for North Northamptonshire for the period 
2011-2031 and provides the basis for considering any future growth, and a continuing focus 
on the growth of towns as the focus for infrastructure investment and higher order facilities to 
support major employment, housing, retail and leisure development. 

13. Due regard has been had to the implications of both the NPPF, NPPG and NNJCS during 
the assessment of this planning application.   

14. The Corby Borough Local Plan was adopted in 1997 and certain policies have been saved 
as they are in general conformity with the policies of the NPPF. 

National Planning Policy Framework (NPPF) and National Planning Practice Guidance 
(NPPG) 

15. The National Planning Policy Framework (NPPF) and National Planning Practice Guidance 
(NPPG) identifies a set of core land use planning principles which now underpin both plan-
making and decision making.  These 12 principles include that planning should proactively 
drive and support sustainable economic development to deliver the homes, business and 
industrial units, infrastructure and thriving local places that the country needs, securing a 
good standard of amenity for all existing and future occupants of land and buildings. 
Achieving these three roles is imperative for any scheme to be considered acceptable. 

16. Policy 4 requires transport policies to facilitate sustainable development by contributing to 
wider sustainability and health objectives.  

17. Policy 6 seeks to boost significantly the supply of housing.  Local Authorities are required to 
ensure that their Local Plan meets the full, objectively assessed needs for market and 
affordable housing in the housing market area.  In addition, identify and update annually a 
supply of specific deliverable sites to provide five years’ worth of housing against the Local 
Authority housing requirements with an additional buffer of 5% to ensure choice and 
competition in the market for land. 

18. Policy 7 attaches great importance to the design of the built environment. 

19. Policy 8 seeks to facilitate and create healthy, inclusive communities by involving all sections 
of the community in the development of local plans and planning decisions in order to create 
a shared vision with communities of the residential environment and facilities they wish to 
see.  

20. Policy 10 requires that planning play a key role in helping shape places to secure reductions 
in greenhouse gas emissions, minimising vulnerability and providing resilience to the impact 
of climate change and support the delivery of renewable and low carbon energy and 
associated infrastructure. 

21. Policy 11 seeks to conserve and enhance the natural environment by protecting and 
enhancing valued landscapes, geological conservation interests and soils to prevent both 
new and existing development from contributing to or being put at unacceptable risk from 
being adversely affected by unacceptable levels of soil, air, water or noise pollution or land 
instability. The remediation and mitigation of despoiled, degraded, derelict, contaminated and 
unstable land would also be required. 

North Northamptonshire Joint Core Strategy 2011-2031 

22. The North Northamptonshire Joint Core Strategy was adopted in July 2016 by the Joint 
Committee representing the Councils of Corby, East Northamptonshire, Kettering and 
Wellingborough and Northamptonshire County Council.  This is now the strategic plan for the 
period up to 2031. The following policies are relevant to the application under consideration: 
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23. Policy 1 states that when considering development proposals the Local Planning Authority 
would take a positive approach that reflects the presumption in favour of sustainable 
development contained in the NPPF. 

24. Policy 3 requires that development to be located and designed in a way that is sensitive to its 
landscape setting, retaining and, where possible, enhancing the distinctive qualities of the 
landscape character area which it would affect. 

25. Policy 4 requires that a net gain in biodiversity would be sought and features of geological 
interest will be protected and enhanced through protecting existing biodiversity and geo-
diversity assets; ecological networks and supporting, through developer contributions 
development design, the protection and recovery of priority habitats and species linked to 
national and local targets. 

26. Policy 5 requires that development should contribute towards reducing the risk of flooding 
and to the protection and improvement of the quality of the water environment.  

27. Policy 6 requires that where development is situated on a site with known or high likelihood 
of contamination, remediation strategies to manage this contamination will be required.  

28. Policy 7 requires that development should support and enhance community services and 
facilities. 

29. Policy 8 supports the North Northamptonshire place shaping principles and requires that 
development should create connected places; make safe and pleasant streets and spaces, 
and ensure places are adaptable, flexible and diverse as well as creating a distinctive local 
character. This would result in ensuring quality of life and safer and healthier communities. 

30. Policy 9 requires that development should incorporate measures to ensure high standards of 
resource and energy efficiency with reduction in carbon emissions. 

31. Policy 10 requires that development should be supported by the timely delivery of 
infrastructure, services and facilities necessary to meet the needs arising from the 
development and to support the development of North Northamptonshire.  

32. Policy 11 requires development to be distributed to strengthen the network of settlements to 
retain and maintain the special mixed urban/rural character of North Northamptonshire with 
its distinctive and separate settlements through the avoidance of coalescence. 

33. Policy 15 seeks to strengthen connectivity within and around settlements by managing 
development and investment.  

34. Policy 28 requires local planning authorities to maintain a rolling supply of deliverable sites to 
provide 5 years’ worth of housing. 

35. Policy 29 requires new housing to be accommodated in line with the Spatial Strategy with a 
strong focus at the Growth Towns as the most sustainable locations for development. The re-
use of suitable previously developed land and buildings within Growth Towns will be 
encouraged. 

36. Policy 30 seeks housing development to provide a mix of dwelling sizes and tenures to cater 
for current and forecast accommodation needs. 

37. In this instance, the relevant Local Plan policies possess a good degree of conformity with 
the requirements of both the NPPF and the NPPG. As such, considerable weight may still be 
given to Policies 1, 3, 4, 5, 6, 7, 8, 9, 10, 11, 15, 28, 29 and 30 of the North 
Northamptonshire Joint Core Strategy (NNJCS) which outlines a number of principles to be 
complied with to achieve sustainable development. These includes promoting good design, 
planning out crime, reducing flood risk and in the case of sustainable urban extensions, to be 
integrated with the existing communities but also giving residents a sense of place and local 
identity. 

Consultations 

38. The Environment Agency – No objection subject to condition. 
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39. Anglian Water - Previous concerns have been addressed in the revised Flood Risk 
Assessment. No objection subject to condition. 

40. Northamptonshire County Council (Archaeology) – The Roman Road from Leicester to 
Godmanchester passes to the north west of the site.  A possible medieval fishpond and 
associated linear features have been recorded to the south west.  The County Historic 
Environment Record also indicates the approximate location of a First World War prisoner of 
war camp in the vicinity; its exact location is not known.  There is the potential for remains of 
archaeological interest to survive on the application site, albeit truncated by more recent 
activity. 

41. Northamptonshire Police - Crime and antisocial behaviour in this part of the borough has 
been problematic. It is considered that subject to appropriate conditions the scheme would 
be considered acceptable provided it incorporates ‘secured by design’ features including 
external lighting, boundary treatment, landscaping and quality of glazing to the ground floor 
windows. 

42. Northamptonshire County Council (Development Management) - A development of this size 
would be expected to generate approximately 3 primary school pupils based on the dwelling 
mix and pupil generation multipliers. A contribution towards fire and rescue and libraries 
services is also sought. 

43. Northamptonshire County Council – (Local Lead Flood Authority) - No objection subject to 
condition. 

44. Northamptonshire County Council (Highway Authority) - No objection.   

45. CBC Housing Strategy - No objection in principle, however, concern that no affordable 
housing has been provided.  15% has now been provided on site. 

46. CBC Health Protection - No objection other than construction activities should not take place 
except during the hours of Monday – Friday 08.00 – 17.30 and Saturday 09.00 – 14.30.  With 
no working on Sundays or Bank holidays. 

47. CBC Environmental Services - No objection subject to condition. 

Advertisement/Representations 

48. Site Notices were erected on 20th August 2015 on lamp posts fronting the application site on 
Gainsborough Road.  

49. Public Notice – The application was advertised in the Evening Telegraph on 16th October 
2014. 

50. The application has been notified to 35 adjoining occupiers with a deadline to respond by 
14th September 2015.  To date no representations have been received. 

Summary of Representations 

51. No representations have been received for this application. 

Report 

Principle of Development 

52. The site has an unallocated land use as indicated in the Proposals Map of the Local Plan 
with a previously recorded use as a Public House with associated hard standing. The 
building was demolished in 2008 and the land cleared. In applying the Government’s 
presumption in favour of sustainable development in line with Policy 1 of the NNJCS, the 
Council has worked proactively with the applicants to find solutions to the proposal in order 
that it can be approved. 

53. It has been acknowledged that a considerable amount of time has elapsed during which the 
site has remained undeveloped.  In the intervening period, the site has been subject to fly-
tipping, vandalism and other forms of antisocial behaviour. Furthermore, it is unlikely that the 
site would be returned to its former use. 
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54. The redevelopment of this site for housing would not conflict with national or local planning 
policies and the scheme is therefore considered acceptable in principle.   

Impact on the Character of the Area 

55. This part of the borough comprises predominantly residential development set either side of 
an area of Public Open Space (POS) which is framed by Gainsborough Road to the north 
and Bonnington Walk to the south. 

56. Given the application site supported existing development which has since been demolished 
and removed, the site does not form part of the original mosaic of parkland. Therefore, in line 
with national policy, the use of previously developed land is subject to the “presumption in 
favour of sustainable development” which is the “golden thread” running through the NPPF. 

57. The prevalent pattern of development within the Gainsborough Road area comprised groups 
of staggered two storey semi detached dwellings all fronting the highway.   The proposed 
development would face inward toward the new estate road and as a result the rear gardens 
of these properties would face outwards on to Gainsborough Road. The original boundary 
treatment used on the Pluto Public House was a combination of brick and rail treatment, 
which is still in evidence along much of this part of the Gainsborough Road frontage. It is 
proposed to retain and continue this boundary treatment along the periphery of the site 
boundary.  Where necessary this can be reinforced by a robust planting scheme including 
trees and shrubs which would create a natural and attractive screening, softening the edge of 
the built environment where it meets the POS.   

58. When viewed from Gainsborough Road there is a substantial set back achieved by the 
highway verge and on balance the scheme would retain the setting of the former Public 
House.  The nature of development would be in keeping with the prevalent character of 
residential development abutting Gainsborough Road. 

59. When viewed from Blake Road and Bonnington Walk, the scheme would be more noticeable, 
and this in turn would alter the open and verdant character of the POS.  However, as 
mentioned previously the likelihood of this site reverting to Public Open Space is not a matter 
for the Local Planning Authority to consider, and bearing in mind the building has been 
demolished and the site left in a dilapidated condition, the scheme being considered would 
bring previously developed land back into useful purpose for much needed housing. 

60. A degree of screening can be applied by way of landscaping conditions, which by virtue of 
the existing tree and shrub planting that abuts the site, would mitigate any harm to the visual 
amenities of the area.  The residential development in Holbein Walk, located to the north 
east of the site, has a similar relationship with the open parkland and therefore this would be 
viewed as a continuation of the adjacent housing scheme. 

61. Whilst parts of the park contribute to the visual amenities of the area it has to be borne in 
mind that the land does not form part of the POS and as such any scheme should be 
assessed on its own merits.  Given that this area supports a mix of housing designs and 
sizes, then the inclusion of 21 additional dwellings adjacent to the residential development in 
Hunt Street/Holbein Walk and on the northern side of Gainsborough Road, would be in 
keeping with the character of the area and on that basis the scheme is considered 
acceptable. 

Impact on Residential Amenity 

62. Adjoining residential accommodation is located to the east of the site in Holbein Walk and 
this development is separated from the proposal by a public footpath and a generous swathe 
of parkland measuring 6m in depth.  There are two properties that abut Hoppner Walk and 
these are 93 Gainsborough Road and 48 Holbein Walk. 

63. When viewed from Hoppner Walk, the front wall of No 93 Gainsborough Road, which is a two 
storey semi-detached property, faces the eastern boundary of the new development at a 
distance of 16m.  The closest property in the new development would be approximately 28m 
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distant and in view of its off-set relationship, this adjoining occupier is not considered to be 
materially affected in terms of loss of privacy, over-shadowing, outlook or visual intrusion. 

64. No 48 Holbein Walk is a two storey semi-detached property with its flank wall facing the 
proposal.  Again a minimum distance of 14-18m can be achieved between the flank wall of 
the closest dwelling on the application site and again this is considered to be an acceptable 
distance which would ensure there would be no impact on the existing residential amenity of 
this adjoining occupier in terms loss of privacy, over-shadowing, outlook or visual intrusion. 

65. Due to the size and location of the proposal no other adjoining occupiers would be materially 
affected by the scheme. 

Design and Layout  

66. The majority of new development would be served by one central entrance which utilises the 
existing access.  The road would then split to form a T junction which would serve the 
majority of houses.  The dwellings abutting Gainsborough Road would present a rear facing 
aspect to the street frontage and therefore be front facing within the estate road layout. 

67. All new dwellings would be two storey and grouped in pairs of semi-detached properties with 
one small terrace of four dwellings. There would also be two detached dwellings which would 
act as ‘gate houses’ either side of the central entrance into the site. 

68. All accommodation would be two bedrooms with bathroom on the first floor and kitchen/diner 
and lounge with cloakroom and storage cupboard on the ground floor.   Each property would 
have in excess of 20sqm of rear garden amenity space, which in view of the accessibility of 
the adjacent POS is considered acceptable in this instance.  Each property would have an 
acceptable outlook with a reasonable degree of sunlight/daylight penetration. 

69. Since the scheme was submitted, the Government has introduced Nationally Designed 
Space Standards which are applicable to all new development.  This is also reflected in 
Policy 30 the North Northamptonshire Joint Core Strategy.  The area of floorspace provided 
within the new dwellings would be far in excess of these standards and as such would 
provide a good level of amenity for future occupiers of the dwellings. 

70. The materials proposed on the external finishes of each dwelling are to be clad in Marley 
Cedral Weatherboard with roofs of Eternit Dark Grey cement slate and these would 
complement the form and function of this part of the borough. 

71. On balance the design and layout of these dwellings would provide a good quality living 
environment. 

Parking and Highways 

72. It is proposed to provide a central entrance using the existing vehicular crossover from 
Gainsborough Road into the internal road layout.   

73. Car parking is provided on site with each property having a single private driveway, as well 
as provision for cycle storage within the curtilage of each dwelling house.   

74. An auto tracking analysis has also been provided and this demonstrates that service and 
emergency vehicles are able to access all areas of the site and leave in forward gear. 

75. Given the close proximity to the shops and services and a frequent bus service, the parking 
provision is considered acceptable.  

76. No issues have been identified by the Highway Authority and therefore the scheme is 
considered acceptable. 

Crime Prevention 

77. Designing out crime is an intrinsic feature in the planning of all new development and can be 
achieved by adequate lighting of public areas, and appropriate boundary treatment.  
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78. The Crime Prevention Officer has flagged up a number of concerns regarding external 
lighting, boundary treatment, landscaping and quality of glazing to the ground floor windows 
and these issues can all be accommodated by condition.  

79. Overall the development has been designed to achieve a good level of security and 
surveillance. 

Refuse and Recycling 

80. It is important that housing layouts make provision for the storage and collection of refuse 
and recycling facilities.  As well as the need for all properties to have adequate space to 
store the various refuse and recycling bins.  The applicant has demonstrated that adequate 
provision has been made on site for recycling and refuse bins. 

Landscaping 

81. The importance of a robust landscaping scheme is a fundamental requirement in promoting 
good design within any new development and elements of soft landscaping are proposed 
and will form a condition of the consent.  

82. The accompanying Tree Survey (0887SV/CJO/O511) and Proposed Site Plan (AS2/29 
101B) identifies there are a number of trees within the site i.e. a row of 5 multi stemmed self 
seeded sycamores in close proximity to one another and an exceptionally tall group of laurels 
within the site would need to be removed in order to facilitate development.  The Survey 
indicates that the majority of trees of high amenity value are outside of the site and, provided 
appropriate tree safeguarding practices were implemented, would not be affected by the 
proposal.   

Section 106 Obligations 

83. There have been legislative changes under the Community Infrastructure Levy (Amendment) 
Regulations 2010. Regulation 122 places into law for the first time the Government’s policy 
tests on the use of planning obligations. 

 Necessary to make the development acceptable in planning terms 

 Directly related to the development, and 

 Fairly and reasonably related in scale and kind to the development 

84. The NPPF also states (paragraph 203) that obligations should only be used where it 
is not possible to address unacceptable impacts through a planning condition. 

85. In the context of this application the development is in a category to which Regulation 122 
applies.  

86. A viability assessment was submitted with the application and this showed that the scheme 
was unviable with all affordable housing at the 30%.  

87. The viability assessment has been independently reviewed and this supports the applicant’s 
contention that the scheme is unviable (see Independent Viability Appraisal Summary by 
White Land Strategies Ltd in Appendix B).  Policy 1 of the JCS requires that the Local 
Planning Authorities work with applicants to consider alternative approaches to deliver the 
desired policy outcomes. 

88. A report on the Council’s proposed procedure on Deferred Developer Contribution was 
accepted by the Development Control Committee in September 2012. According to this 
there is a presumption that DDCs will normally be appropriate on residential schemes over 
a 75 dwelling threshold. 

89. In the present case it is considered reasonable that this presumption be set aside due to the 
fact that the scheme is delivering below the policy requirement of 30% affordable housing 
together with the assessment of the Council’s viability expert that an upturn in sales value 
would probably inject additional viability to the scheme 

90. The agreed viability assessment shows that current maximum S106 contributions the 



114  8 

development can afford is £33,894 (towards education). This figure would allow for 15% 
affordable housing to be delivered on site (see Section 106 Contribution Table in Appendix 
A). 

91. Officers have spent some time with both internal and external consultees to agree relevant 
contributions which meet the CIL Regulations 122. The following Heads of Terms have 
been agreed: 

 15% Affordable Housing; and 

 Education 

92. With regard to the DDC procedure, the £33,894 under the above Head of Terms would then 
become the “initial contributions” with a ‘deferred contribution’ of 15% affordable housing as 
an off-site contribution allowing the total potential affordable housing package to meet the 
30% policy target. 

93. The DDC approach potentially allows the development to contribute to reach the maximum 
policy requirement should land values rise sufficiently.  Furthermore, it is in line with the 
NPPF which seeks to ensure that affordable housing levels are reduced when a 
development is financially unviable. 

Conclusion 

94. It is concluded that the development proposed accords with both local and national planning 
policies and in principle is considered acceptable.  There would be no detrimental impact on 
the character of the area or amenity of adjoining residential occupiers.  There have been no 
concerns raised by the Highway Authority. Therefore this application is considered 
acceptable and recommended for approval.  

Recommendation 

95. It is recommended that planning permission be granted subject to the conditions outlined 
below and the completion of the S106 Agreement: 

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

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

2. No development shall take place within the area indicated until the applicant, or their agents 
or successors in title, has secured the implementation of a programme of archaeological 
work in accordance with a written scheme of investigation which has  been submitted by the 
applicant and approved in writing by the Local Planning Authority. 

Reason: To ensure that features of archaeological interest are properly examined and 
recorded, in accordance with the NPPF and Policy 2 of the North 
Northamptonshire Joint Core Strategy. 

3. No building works which comprise the erection of a building required to be served by water 
services shall be undertaken in connection with any phase of the development hereby 
permitted until full details of a scheme including phasing, for the provision of mains foul 
sewage infrastructure on and off site has been submitted to and approved in writing by the 
Local Planning Authority. No dwelling shall be occupied until the works have been carried out 
in accordance with the approved scheme. 

Reason:  To prevent flooding, pollution and detriment to public amenity through provision of 
suitable water infrastructure. To accord with Policy 8 of the North 
Northamptonshire. 

4. No development shall take place until full details of the surface water drainage scheme for 
the site, based on the approved Flood Risk Assessment (prepared by John Sime & 
Associates Ltd, March 2016) have been submitted to and approved in writing by the Local 
Planning Authority. The scheme shall subsequently be implemented in accordance with the 
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approved details. The details of the scheme shall include detailed engineering drawings of 
proposed attenuation structures; cross sections of all control chambers (including site 
specific levels mAOD) and manufacturer’s hydraulic curves for all hydrobrakes and any other 
flow control devices. 

Reason: To prevent the increased risk of flooding, both on and off site, by ensuring the 
satisfactory means of surface water attenuation and discharge from the site. To 
accord with Policy of the North Northamptonshire Joint Core Strategy. 

5. No works or development shall take place until full details of a landscaping scheme to 
include all hard surfaces, grassed areas, tree and shrub plantings and the proposed times of 
planting, has been approved in writing by the Local Planning Authority, and all grassed areas 
shall be laid out and all tree and shrub planting shall be carried out in accordance with those 
details and at those times.  Within one month of the completion of the landscaping scheme 
written confirmation of the completion date shall be submitted to the Local Planning 
Authority.  If within a period of five years from the initial date of planting of any tree or shrub, 
any such plant is removed, uprooted or destroyed or dies, or becomes in the opinion of the 
Local Planning Authority, seriously damaged, diseased or defective, another tree or shrub of 
the same species and size as that originally planted shall be planted at the same place, 
unless the Local Planning Authority gives its written consent to any variation. 

Reason: To ensure a satisfactory standard of development and to safeguard the amenities 
of the surrounding area. To accord with Policy 8 of the North Northamptonshire 
Joint Core Strategy. 

6. Before any building or engineering works are commenced on site the existing trees, shrubs 
and/or hedges to be retained shall be safeguarded against damage or injury by the erection 
of fencing or other suitable protection at a distance of not less than BS5837: 2012 from the 
tree trunk(s) or shrubs or hedging, and no plant, materials or other objects shall be stored or 
placed against any of the trees, shrubs or hedges.  

Reason: To safeguard the existing trees, shrubs and/or hedges on the site. To accord with 
Policy 8 of North Northamptonshire Joint Core Strategy. 

7. A management plan, including management responsibilities and maintenance schedules, for 
all external and shared/common areas of the development shall be submitted to and 
approved by the Local Planning Authority prior to the occupation of the development for its 
permitted use.  The management plan shall be carried out as approved.  

Reason: To ensure a satisfactory standard of development and to safeguard the amenities 
of the surrounding area. To accord with Policy 8 of the North Northamptonshire 
Joint Core Strategy. 

8. Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) Order, 2015 as amended, (or any Order revoking and re-enacting that Order 
with or without modification) no building, extension or other structure shall be erected, 
constructed or placed within the curtilage of any dwelling hereby permitted without the prior 
permission of the Local Planning Authority. 

Reason: To ensure a satisfactory standard of development and to safeguard the amenities 
of the surrounding area. To accord with Policy 8 of the North Northamptonshire 
Joint Core Strategy. 

9. Full details of the proposed boundary treatment of the site shall be submitted to and 
approved by the Local Planning Authority before the development is commenced and the 
approved treatment shall be installed before the building(s) hereby permitted is/are occupied 
and maintained in perpetuity. 

Reason: To ensure a satisfactory standard of development and to safeguard the amenities 
of the surrounding area. To accord with Policy 8 of the North Northamptonshire 
Joint Core Strategy. 
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10. Full details of the materials to be used in the construction of the walls and roof of the 
dwellings shall be submitted to and approved by the Local Planning Authority before the 
development is commenced.  

Reason: To ensure a satisfactory standard of development and to safeguard the amenities 
of the surrounding area. To accord with Policy 8 of the North Northamptonshire 
Joint Core Strategy. 

11. Notwithstanding the provisions of Section 55 of the Town and Country Planning Act 1990 or 
of the Town and Country Planning (General Development) Order, 1995, (or any Order 
revoking and re-enacting that Order with or without modification) no 1st floor openings shall 
be fitted in the flank elevation(s) of the building(s) without the prior permission of the Local 
Planning Authority. 

Reason: To ensure a satisfactory standard of development and to safeguard the amenities 
of the surrounding area. To accord with Policy 8 of the North Northamptonshire 
Joint Core Strategy. 

12. No development shall take place, including any works of demolition, until a Construction 
Method Statement has been submitted to, and approved in writing by, the local planning 
authority. The approved Statement shall be adhered to throughout the construction period. 
The Statement shall provide for: (i) Operating hours No demolition, construction or 
contaminated land remediation activities, movement of traffic, or deliveries to and from the 
premises, shall occur other than within the hours agreed with the Local Planning Authority. 
Any proposed extension to these agreed hours, other than for emergency works, shall be 
agreed with the Local Planning Authority before work commences; (ii) the parking of vehicles 
of site operatives and visitors;(iii) loading and unloading of plant and materials; (iv) storage of 
plant and materials used in constructing the development; (v) the erection and maintenance 
of security hoarding including decorative displays and facilities for public viewing, where 
appropriate; (vi) wheel washing facilities; (vii) measures to control the emission of dust and 
dirt during construction; (viii) a scheme for recycling/disposing of waste resulting from 
demolition and construction works. 

Reason: To ensure a satisfactory standard of development and to safeguard the amenities 
of the surrounding area. To accord with Policy 8 of the North Northamptonshire 
Joint Core Strategy. 

13. Construction activities will not take place except during the hours of Monday - Friday 0800 - 
1730 and Saturday 0900 - 1430. There shall be no working on Sundays on the site. Work 
includes deliveries or any activity on site which could cause noise pollution to neighbouring 
premises. 

Reason: To ensure a satisfactory standard of development and to safeguard the amenities 
of the surrounding area. To accord with Policy 8 of the North Northamptonshire 
Joint Core Strategy. 

14. Details of the surfacing and drainage of any parking service area(s) hereby approved shall 
be submitted to and approved by the Local Planning Authority before the development 
hereby permitted is commenced.  The details thereby approved shall be installed prior to the 
occupation of any building on the site. 

Reason: To prevent the increased risk of flooding. To accord with Policy 8 of the North 
Northamptonshire Joint Core Strategy. 

15. Prior to the occupation of the development, external lighting shall be provided on the site in 
accordance with a scheme to be submitted to and approved by the Local Planning Authority 
before the development is commenced. The scheme, lighting equipment and levels of 
illumination shall comply with guidance issued by the Institution of Lighting Engineers in their 
publication "The ILE Outdoor Lighting Guide" and shall be accompanied by a statement from 
the developer confirming that compliance.  The scheme shall thereafter be retained and 
maintained for so long as the development remains in existence and shall not be varied 
without the prior written permission of the Local Planning Authority. 
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Reason: To ensure a satisfactory standard of development and to safeguard the amenities 
of the surrounding area. To accord with Policy 8 of the North Northamptonshire 
Joint Core Strategy. 

16. The development hereby permitted shall not be carried out other than in complete 
accordance with the approved plans and specifications as set out on plan numbers: 

 Design and Access Statement dated May 2015; 

 Site Plan AS2129 100 & AS2129 101B 

 Street Elevations AS2129 105 

 External Works Below Ground Drainage Layout 5333 CE01 

 Housing, Sustainability & Transport Statement  

 Proposed Units 17 & 18 Floor Plans, Elevations & Section AS2129 105 

 Location Plan AS 2129 102 

 Proposed Units 7, 8 & 21, Floor Plans, Elevation and Section AS2129 103 

 Proposed Units 9, 11 & 12 Floor Plans, Elevations and Sections AS2129 104 

 Proposed Swept Path AS2129 110 

 FRA dated 10th November 2015 

 Preliminary Investigation Report 

 Tree Survey dated 6th November 2014 

 Development Appraisal – 26th April 2016  

Note to Applicant 

1. This Notice forms only part of the planning decision and must be read in conjunction with the 
attached Section 106 Agreement. 

Reasons for Approval 

96. The application has been considered in light of both national and local planning policies and 
advice received from technical consultees.  The scheme is considered acceptable in that it 
uses previously developed land within a designated growth area. The proposal is therefore 
considered to comply with the objectives of the National Planning Policy Framework (NPPF) 
(2012), National Planning Practice Guidance (NPPG) and Policies 1 and 8 of the North 
Northamptonshire Joint Core Strategy. 

Statement of Applicant Involvement 

97. In accordance with paragraphs 186 and 187 of the NPPF, the Council, in dealing with this 
application, has worked in a positive and proactive way with the Applicant and has focused 
on seeking solutions to the issues arising from the development proposal.  In this case, 
following the receipt of an amended Flood Risk Assessment and Viability Appraisal, the 
application was considered to be acceptable as submitted and no further assistance was 
required and has been dealt with without delay. 

Officer to Contact 

Mitesh Rathod 

Tel No: 01536 464160 

Email: mitesh.rathod@corby.gov.uk 

 

 

 



Appendix A 

 

Appendix A – Section 106 Contribution Table  

14/00414/DPA - Construction of 21 two bedroom houses with parking for 24 cars and associated works At The Pluto, Gainsborough 
Road, Corby, Northamptonshire, NN18 0RQ 

Request By  Obligation  Amount / Detail  Delivery  Justification  Policy Basis  
 
Corby Borough 
Council 
 

 
Affordable Housing 

 
15% (3 units) 

 
Deferred Developer 
Contribution to be 
confirmed in the S106 
Agreement 
 

 
Policy requirement 

 
Policy 30 of the 
North 
Northamptonshire 
Joint Core 
Strategy 
 

 
Northamptonshire 
County Council 
 

 
Education 

 
£33,894 

 
To be confirmed in the 
S106 Agreement 

 
Policy requirement 

 
Policy 10 of the 
North 
Northamptonshire 
Joint Core 
Strategy 
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Appendix B – Independent Viability Appraisal Summary by White Land Strategies Ltd 

 

1. The Former Pluto Works site is subject to a planning application (14/00414/DPA) to deliver 
21 residential units. 
 

2. The Applicant, Gainsborough Park Developments Limited, has proposed to deliver 0% 
affordable housing, stating that full policy compliance and a full S106 package was not 
possible on viability grounds. 

 
3. The viability review has been undertaken in accordance with Section 173 of the National 

Planning Policy Framework.  This test requires that landowners should receive a reasonable 
return for disposal of land coming forward for such developments and that, in essence, the 
cost associated with infrastructure should not be so detrimental to land value that landowners 
should be forced to bring forward land below a reasonable market return.   

 
4. The principle areas of difference between the Applicant’s approach and that of BNP Paribas 

Real Estate was that of: 
 Land Value 
 Decorations costs 
 Blended profit applied due lower rate for affordable housing units 

 
5. In terms of build costs BCIS rates were applied and were reasonable.  

 
6. Infrastructure costs other than the decorations element were considered reasonable. 

 
7. S106 costs were removed from the analysis as they were unquantified at the time of the 

report. 
 

8. Other costs such as contingency, fees and marketing were considered reasonable. 
 

Profit Differences 
 

9. In terms of profit the Applicant had not applied a lower margin (usual to apply 6%) to the 
affordable housing element. By applying a full 20% margin to the developer the appraisal 
effectively had more cost that should be allowed. 
 

10. Together these sums amounted to a significant difference in the cost base. 
 

11. A policy compliant approach was undertaken to determine if the scheme, assuming no S106 
payments, could deliver affordable housing. 

 
Summary of Appraisals 
 

12. The table below summarises the 30% affordable housing scenario. 

 Applicant BNPPRE

Affordable Housing 30% Affordable Housing 30% Affordable Housing 

Section 106 £0 £0 

Residual Land Value £150,000 £13,209 

Residual Land Value 
per gross acre 

£174,418.60 £15,359.53

Blended Profit 6.78% on GDV 17.80% on GDV 
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13. The principal difference between the Applicant and BNPPRE's approach is the 
residualisation. BNPPRE have residualised land value whereas the applicant has 
residualised profit. The Applicant states that the above scheme fails to meet profit target. 
BNPRE’s approach is that the scheme fails to meet the land value target. The table shows 
that using both approaches neither return reasonable returns and thus would be considered 
unviable. 

14. The following table shows the results of reducing the affordable housing portion to the point 
that the target value is met and developer’s margin is achieved at a reasonable level. 

15. Sales Values at £130,000 

 30% 
Affordable 
Housing 

25% Affordable 
Housing 

20% Affordable 
Housing 

15% 
Affordable 
Housing 

Residual Land Value  £13,209 £53,154 £93,099 £133,044 

Blended Profit 17.80% 18.21% 18.61% 18.98% 

 

16. The above table shows that at £95,000 for the land the affordable housing provision should 
lie somewhere between 15-20% and would be considered to be closer to 19-20% affordable 
housing.  

17. Sensitivity was carried out at a marginally higher sales of £135,000 per unit. 

18. Sales Values at £135,000 

 30% 
Affordable 
Housing 

25% Affordable 
Housing 

20% Affordable 
Housing 

15% 
Affordable 
Housing 

Residual Land Value  £81,694 £123,095 £164,496 £205,897 

Blended Profit 17.77% 18.20% 18.59% 18.97% 

 

19. Assuming the same target land value of £95,000 the table above shows that Affordable 
Housing would be between 25% and 30%. Crudely, this would be in the order of c28% 
affordable housing. If an indexed growth of land value at the higher sum of £114,000 value 
was allowed for Affordable Housing would be in the order of 26%. 

Further Review in April /May 2016 
 

20. A review was requested by the Applicant to reflect fees and finance costs which they 
considered to be eligible and not taken into account in the BNPPRE analysis. 
 

21. A detailed review of the submitted information showed that higher costs had been allowed for 
in the BNPPRE model and additional finance costs requested by the Applicant that related to 
higher costing Equity debt was significantly over allowable thresholds considered reasonable 
in viability testing. A higher debt allowance was run in the appraisal for the Applicant of 7.5% 
but even with this higher debt cost there was till headroom in the BNPPRE allowances. 
 

22. The recommendation was not to alter the affordable housing position. 
 

23. Further sensitivity appraisal was undertaken to provide S106 education contributions of 
£33,894. 

 
24. To retain viability Affordable housing would need to be adjusted from the 17.5% 

recommendation to 15% in order to achieve the benchmark land value. Land value is 



114b  3 

residualised at £104,084 which is above the price paid but allows for a degree of 
indexation/uplift. 

 
In summary: 

25. A 30% affordable housing scheme is not viable. 
 

26. The appraisals showed that affordable housing can be provided. The site at both £95,000 
(baseline) land value and the enhanced £114,000 level can afford affordable housing 
provision. 
 

27. Due to the lack of evidence (due to lack of sales stock in the area) it is arguable that higher 
sales values could be. If sales values did increase the affordable housing contribution could 
rise from 17.5% to c26% contribution. 
 

28. A compromised sensitivity was undertaken to allow for S106 education payments of £33,894 
which required affordable housing to be delivered at 15% (3 units) 
 

29. The opinion of the review is that the affordable housing contribution should not be below 
15%. 
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