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Development Control Committee 3rd September 2019 
 

Application for Planning Permission 
 

 19/00300/OUT Demolition of existing building, residential development of up to 
90 homes, retail units, play area and football pitch, and 
associated site infrastructure including roads and car parks (all 
matters other than access are reserved) - Gate 1, Corus Tubes, 
Weldon Road, Corby 

1. The Site And Surroundings: 
1.1  The site lies to the north side of Weldon Road (A427) and measures roughly 320m/260m wide 

x 160m/250m deep, covering about 6.4 hectares; and is across that main road from Anglian 
Water Sewage Treatment Works. To the west of the site is the UK Timber Ltd; to the north of 
the site are: (i) MPB Structures Ltd; (ii) Barnet House occupied by Oakland International; (iii) 
Margarethe House accommodating Eastern Rose Limited and Foxs Pallets Ltd; (iv) Advanced 
Supply Chain; to the east of the site is Gate 2 Tata Steel Complex. The site is a brownfield 
site and has two vacant multi-storey former office blocks  

2. Proposal: 
2.1  Outline planning permission is sought for access only; all other matters including appearance, 

landscaping, layout and scale are reserved. Indicative proposal(s) include:  

(i) Demolition of existing building, residential development of up to 90 homes,  
(ii) Retail units,  
(iii) Play area and football pitch, and  
(iv) Associated site infrastructure including roads and car parks. 

S106 Contributions and Affordable Housing 

2.2  No viability report received; no S106 Contributions or Affordable Housing proposed. Viability 
report required; this would need to be independently assessed if the Local Planning Authority 
is minded to support the proposed development. 

Comparison of refused application 18/00629/OUT and current application 19/00300/OUT 
 
18/00629/OUT 19/00300/OUT 
(i) Demolition of existing building to the northeast 
corner of the site 
(ii) Erection of up to 160 (sic: 163) dwellings 
[comprising 131 (sic: 134) houses & 29 
apartments] 
(iii) Erection of a mixed-use block incorporating 
Flats and shop unit 
(iv) Access roads: crescent-shaped spine road 
leading further residential streets 
(v) Car parking (3 x no. single garage; 5 x no. 
double garage; and surface car parking 
provision; 
(vi) Renewable energy: (a) Electric car charging 
points and (b) area for potential green energy 
generation proposed to the extreme southeast 
corner of the site; 
(vii) Landscaping: Extensive perimeter boundary 
vegetation/tree planting proposed to all sides of 
the site; 
(viii) Linear park proposed to the west side of the 
site; there pockets of amenity space dotted 
around the site forecourt area. 
 

(i) Demolition of existing building, residential 
development of up to 90 homes,  
(ii) Retail units,  
(iii) Play area and football pitch, and  
(iv) Associated site infrastructure including roads 
and car parks. 
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Comment: The current application (19/00300/OUT) has provided less information than the 
refused scheme (18/00629/OUT). For instance, there is no adequately detailed proposed site 
plan or floor plans in the current application compared to the refused scheme; without which 
some of reasons of refusal 18/00629/OUT (e.g. layout arrangement and internal space 
provision) cannot be fully assessed to establish whether those reasons of refusal have been 
overcome. 

3. National Guidance, Development Plan Policy And Supplementary Planning 
Documents/Guidance: 
National Planning Policy Framework (NPPF 2018) 
Policy 6 (Development of Brownfield Land and Land affected by Contamination) of NNJCS 
Policy 8 (Place Shaping Principles) of NNJCS 
Policy 15 (Well-connected Towns, Villages and Neighbourhoods of NNJCS 
Policy 22 (Delivering Economic Prosperity) of NNJCS 
Policy 30 (Housing Mix and Tenure) of NNJCS 
“Saved” Policy P10(R) of the Corby Borough Local Plan 

4. Site History: 
18/00762/DPA (Invalid application): Recladding of the existing buildings: The application, as 
submitted, is required to be supported by a Design (cladding literature / fire-spread particulars 
/ sound insulation properties) statement having regard to the provisions of the Planning and 
Compulsory Purchase Act 2004. Accordingly, please ensure that above information is 
submitted to the Council within 21 days of the date of this letter to allow the application to be 
progressed. For your information, such a Design Statement must: 

(a)  explain the design principles and concepts that have been applied to the proposed 
development; and  

(b)  demonstrate the steps taken to appraise the context of the proposed development, 
and how the design of the development takes that context into account. 

A development's context refers to the particular characteristics of the application site and its 
wider setting. These will be specific to the circumstances of an individual application and a 
Design Statement should be tailored accordingly. [Comment: It is unclear why the current 
application (19/00300/OUT) notes works for conversion of the two office blocks has 
commenced whilst the issue of their cladding remains unresolved]. 

18/00629/OUT: Demolition of existing building. Determination on access for development of 
up to 163 dwellings (comprising 134 houses & 29 apartments), a shop, access roads, car 
parking,  renewable energy area and landscaping. All other matters including appearance, 
landscaping, layout and scale are reserved. OUTLINE APPLICATION. Refused 31/12/2018: 

 Refuse for the following reasons: 

1. Policy 22 of the Joint Core Strategy (JCS) aims to safeguard existing and committed 
employment sites for employment use; unless it can be demonstrated that there is no 
reasonable prospect of the site being used for that purpose; and that an alternative 
use would resolve existing conflicts between land uses. The site was last in use for 
employment. Despite an oversupply of employment land in the Borough, the 
Employment Land Review has indicated that adjacent land "site ELR32" is of 
reasonable quality for strategic employment development in the future and should be 
considered in the future review of the JCS to help meet Corby's job growth targets.  
Future employment use on site ELR32 would be compromised by the current proposal. 
In the absence of further evidence of a lack of developer interest for redevelopment as 
an employment use, it is considered that the proposal is contrary to Policy 22 of the 
North Northamptonshire Joint Core Strategy (2011–2031) and employment aim of the 
NPPF (2018). 

2. Policy 15 (Well-connected towns, villages and neighbourhoods of the JCS) states that 
‘development and investment should: ‘Improve local integration by ensuring well-
connected street networks, very limited use of cul-de-sacs (which should be short in 
length) and low design speeds for residential roads to allow cycling on street and 
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pedestrian priority’ and ‘extend the existing Green Infrastructure network into new 
development and linking existing open spaces together through the provision of either 
new Green Infrastructure’ or ‘Green Streets’. The application is deficient in providing 
any evidence to show that the development will be able to provide safe, secure and 
direct routes to local facilities. It is considered that the proposed development and its 
connections with the local facilities, although walkable, lacks direct routes; walking 
routes to the local shops on Phoenix Parkway are along existing roads with commercial 
and industrial units, meaning there is no surveillance onto the street. Whereas, walking 
routes to the nearest Primary School would mean walking along Weldon Road, an 
existing 40mph dual carriageway, which is not safe for parents and young children. 
These deficiencies would be likely to be harmful to amenities of prospective occupiers 
of the development and is unacceptable. The proposal is contrary to Policy 15 of the 
North Northamptonshire Joint Core Strategy (2011–2031) and the NPPF (2018). 

3. It is considered that there are severe reservations about the suitability of the site to be 
used for residential accommodation; e.g. from the surrounding: (i) noise environment 
of Weldon Road, Tata Steel, UK Timber, Oakland International; (ii) odorous 
environment of Viridor waste disposal site or from air pollution from sewage treatment 
works opposite; (iii) UK Timber with saw mill on the Eastern side of the application site 
abutting the boundary fence which will have issues with particulate emissions and 
noise; (iv) Ground contamination issues/ land stability of the site. These adverse 
conditions would be likely to be harmful to amenities of prospective occupiers of the 
development and is unacceptable. In the absence of satisfactory demonstrable 
information that the issues around amenities, including odour and contamination, can 
be adequately mitigated, development of the site for housing is unacceptable. The 
proposal is therefore contrary to Policy 8 of the North Northamptonshire Joint Core 
Strategy (2011–2031) and the NPPF (2018). 

4. Policy 30 (Housing Mix and Tenure) of NNJCS refers to Nationally Described Spaced 
Standards for assessing housing development(s). The proposed development is 
deficient in some internal space provision and room sizes (see accommodation 
schedule of planning report 18/00629/OUT); without which the proposed development 
is considered sub-standard and would be likely to be harmful to amenities of 
prospective occupiers of the development; this is unacceptable. The proposal is 
contrary to Policy 8 of the North Northamptonshire Joint Core Strategy (2011–2031) 
and the NPPF (2018). 

5. The proposed indicative layout is unsatisfactory for various reasons including: (i) the 
proposed layout around the new mixed-use block/building (accommodating residential 
and retail uses) to the forecourt area fronting Weldon Road; does not make dedication 
provision to capture passing trade; (ii) parking spaces provision appear to dominate 
the proposed site layout; (iii) proposed site layout has too many cul-de-sacs; and (iv) 
there are no satisfactory dedicated children play area(s) in the proposed site layout. It 
is considered that these deficiencies would be likely to cause harm to amenities; this 
is unacceptable. The proposal is contrary to Policy 8 of the North Northamptonshire 
Joint Core Strategy (2011–2031) and the NPPF (2018). 

18/00138/PRC (pre-app): Residential development. Response dated 25/04/2018 issued. 
17/00080/PE (preliminary enquiry): Residential development. Response 05/04/2017. 
16/00496/PADEM: Demolition of research and development building. Granted 27/12/2016. 
16/00426/PAC3 (prior approval): Change of use from B1 offices to C3 residential. Granted 
18.11.2016. 
15/00469/CLE (certificate of lawfulness): B1A office use for the buildings. Approved 
10/02/2016. 
01/00045/ADV: Erection of free standing 'For Sale' board. Approved 02/04/2001. 
91/00240/PE (preliminary enquiry): Manufacture of lighting columns. 

As noted in the planning history above, the site benefits from an erroneous Certificate of 
Lawfulness to convert the two remaining office blocks to residential use; and a corresponding 
prior approval has been obtained [albeit it appears: (i) highways issues, and (ii) flood issues 
were not properly assessed given objections by the two respective consultees.  
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It is worth noting that Condition 2, Class O, Part 3 of The Town and Country Planning (General 
Permitted Development) (England) Order 2015 for conversion of B1 (offices) to C3 
(residential); requires that the corresponding prior approval be obtained; without which the 
Certificate of Lawfulness cannot not be implemented. For the subject site, both approvals have 
been obtained; albeit, the prior approval appears to have been obtained by default for 
reason(s) noted above. The site is vacant and was last in use for employment; and the 
surrounding area is industrial in terms of landuse. The site was part of Stewart & Lloyds; which 
became British Steel; and its successor company TATA Steel. 

5. Consultation: 
EXTERNAL 
Natural England (dated 4/07/2019)  

5.1  NO OBJECTION. Based on the plans submitted, Natural England considers that the proposed 
development will not have significant adverse impacts on statutorily protected nature 
conservation sites or landscapes. 

Environment Agency (dated 10/07/2019) 
5.2  We have no objection to the proposed development, as submitted, subject to the inclusion of 

the following six conditions on any planning permission granted:  

5.3 Condition 1: The development shall be carried out in accordance with the submitted flood risk 
assessment (saved on LPA website 18 June 2019) and drawing 2226C-AK0006-F03-190429 
the following mitigation measure it details:  

• The old rail cutting to be open space with no development within it.  
The mitigation measure shall be fully implemented prior to occupation and subsequently in 
accordance with the scheme’s timing/ phasing arrangements. The measure detailed above 
shall be retained and maintained thereafter throughout the lifetime of the development. 
Reason: To ensure the structural integrity of the main river culvert flood defences thereby 
reducing the risk of flooding.  

5.4 Condition 2: No development approved by this planning permission shall commence until a 
remediation strategy to deal with the risks associated with contamination of the site in respect 
of the development hereby permitted, has been submitted to, and approved in writing by, the 
local planning authority. This strategy will include the following components: 

1.  A preliminary risk assessment which has identified:  
• all previous uses 
•  potential contaminants associated with those uses 
•  a conceptual model of the site indicating sources, pathways and receptors 
•  potentially unacceptable risks arising from contamination at the site  

2.  A site investigation scheme, based on (1) to provide information for a detailed 
assessment of the risk to all receptors that may be affected, including those off-site.  

3.  The results of the site investigation and the detailed risk assessment referred to in (2) 
and, based on these, an options appraisal and remediation strategy giving full details 
of the remediation measures required and how they are to be undertaken.  

4.  A verification plan providing details of the data that will be collected in order to 
demonstrate that the works set out in the remediation strategy in (3) are complete and 
identifying any requirements for longer-term monitoring of pollutant linkages, 
maintenance and arrangements for contingency action.  

5.5  Any changes to these components require the written consent of the local planning authority. 
The scheme shall be implemented as approved. Reason: To ensure that the development 
does not contribute to, and is not put at unacceptable risk from or adversely affected by, 
unacceptable levels of water pollution in line with paragraph 170 of the National Planning 
Policy Framework. The previous use of the proposed development site presents a potential 
risk of contamination that could be mobilised during construction to pollute controlled waters. 
Controlled waters are particularly sensitive in this location because the proposed development 
site is located upon a Secondary A aquifer. The application’s Site Investigation Report 
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demonstrates that it will be possible to manage the risks posed to controlled waters by this 
development. Further detailed information will however be required before built development 
is undertaken. We believe that it would place an unreasonable burden on the developer to ask 
for more detailed information prior to the granting of planning permission but respect that this 
is a decision for the local planning authority.  

5.6 Condition 3: Prior to any part of the permitted development being occupied, a verification 
report demonstrating the completion of works set out in the approved remediation strategy 
and the effectiveness of the remediation shall be submitted to, and approved in writing, by the 
local planning authority. The report shall include results of sampling and monitoring carried 
out in accordance with the approved verification plan to demonstrate that the site remediation 
criteria have been met. Reason: To ensure that the site does not pose any further risk to 
human health or the water environment by demonstrating that the requirements of the 
approved verification plan have been met and that remediation of the site is complete. This is 
in line with paragraph 170 of the National Planning Policy Framework.  

5.7 Condition 4: If, during development, contamination not previously identified is found to be 
present at the site then no further development (unless otherwise agreed in writing with the 
local planning authority) shall be carried out until a remediation strategy detailing how this 
contamination will be dealt with has been submitted to, and approved in writing by, the local 
planning authority. The remediation strategy shall be implemented as approved. Reason: To 
ensure that the development does not contribute to, and is not put at unacceptable risk from 
or adversely affected by, unacceptable levels of water pollution from previously unidentified 
contamination sources at the development site. This is in line with paragraph 170 of the 
National Planning Policy Framework.  

5.8 Condition 5: No drainage systems for the infiltration of surface water to the ground are 
permitted other than with the written consent of the local planning authority. Any proposals for 
such systems must be supported by an assessment of the risks to controlled waters. The 
development shall be carried out in accordance with the approved details. Reason: To ensure 
that the development does not contribute to, and is not put at unacceptable risk from or 
adversely affected by, unacceptable levels of water pollution caused by mobilised 
contaminants. This is in line with paragraph 170 of the National Planning Policy Framework.  

5.9 Condition 6: 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.  

5.10 In order to satisfy the above condition, an adequate scheme would need to be submitted 
demonstrating that there is (or will be prior to occupation) sufficient infrastructure capacity 
existing for the connection, conveyance, treatment and disposal of quantity and quality of 
water within proposed phasing of development.  

5.11 As you are aware the discharge of planning conditions rests with your Authority. It is, therefore, 
essential that you are satisfied that the proposed draft conditions meet the requirements of 
paragraph 4 of the National Planning Practice Guidance (Use of Planning Conditions, section 
2). Please notify us immediately if you are unable to apply our suggested conditions, as we 
may need to tailor our advice accordingly.  

5.12 In accordance with the National Planning Practice Guidance (Determining a planning 
application, paragraph 019), please notify us by email within 2 weeks of a decision being made 
or an application being withdrawn. Please provide us with either a link to, or, a copy of the 
decision notice.  

5.13 Please consult us on the details submitted to your authority to discharge these conditions and 
on any subsequent amendments/alterations. 
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Information for Applicant  
Environmental permit  

5.14 The Environmental Permitting (England and Wales) Regulations 2016 require a permit to be 
obtained for any activities which will take place:  

• On or within 8 metres of a flood defence structure or culverted main river 
• In a floodplain more than 8 metres from the river bank, culvert or flood defence 

structure and you do not already have planning permission.  

5.15 For further guidance please visit https://www.gov.uk/guidance/flood-risk-activities-
environmental-permits or contact our National Customer Contact Centre on 03702 422 549.  

You should not assume that a permit will automatically be forthcoming once planning 
permission has been granted, and we advise them to consult with us at the earliest 
opportunity.  

Groundwater and Contaminated Land  

5.16 We acknowledge that the findings of the Site Investigations submitted with the application do 
not show significant widespread contamination at the site. However, we consider that 
controlled waters risk assessments should be supported by a minimum of two rounds of 
groundwater sampling. Only one round of (3 no. samples) has been undertaken to date. As 
such, we consider that a further round of groundwater samples should be collected from the 
monitoring wells at the site, to provide confidence in the assessment of the risk to controlled 
waters. Based on the findings of the additional round of monitoring, further assessment may 
be required.  

We recommend that developers:  

1.  Follow the risk management framework provided in the Land contamination: risk 
management guidance on GOV.UK, when dealing with land affected by contamination.  

2.  Refer to our Guiding principles for land contamination for the type of information that 
we require in order to assess risks to controlled waters from the site. The local authority 
can advise on risk to other receptors, such as human health.  

3.  Consider using the National Quality Mark Scheme for Land Contamination 
Management which involves the use of competent persons to ensure that land 
contamination risks are appropriately managed.  

4.  Refer to the contaminated land pages on GOV.UK for more information.  

5.17 When assessing the risks from hydrocarbons in groundwater, we refer the developer to the 
Petroleum Hydrocarbons in Groundwater guidance document, available on the CL:AIRE 
website at www.claire.co.uk 

NCC Development Management Officer - Education (dated 12/07/2019) 
5.18 I am writing on behalf of Northamptonshire County Council (the county council) key services 

(Education, Libraries, Broadband), and on behalf of Northamptonshire Fire & Rescue Service, 
on which this development would have an impact. Other service areas may respond 
separately. This response follows the principal guidance in our adopted Planning Obligations 
Framework and Guidance Document 2015, which follows the tests of paragraph 56 of the 
National Planning Policy Framework (2018), and is therefore relevant to this planning 
application. From the information received regarding this application, it has been highlighted 
that this development will comprise the construction of up to 90 dwellings, with the proposed 
mix yet to be determined. 

Education  
5.19 A development of this size is expected to generate approximately 29 Nursery / Pre-school 

pupils, 29 Primary School pupils and 21 Secondary and Sixth Form School pupils, based on 
an average 3-bed housing mix delivered across the site and the county council’s adopted pupil 
generation multipliers.  

 

 

http://www.claire.co.uk/
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Early years Services  

5.20 The County Council has a statutory responsibility to provide Early Years services (e.g. pre-
school, play-group, and/or nursery provision) for children aged two, three or four. The County 
Council’s ‘sufficiency of capacity’ evidence base for Early Years provision is currently being 
updated and it is therefore not possible to determine what the current capacity is and the likely 
s106 planning obligation this development would yield. However, the County Council will 
provide an updated position to this response once this update has been completed. 

5.21 Should an Early Years contribution be deemed necessary to meet the needs of this 
development, the current Department for Education (DfE) cost multipliers for Early Years 
Education set out below will give you an indication of the likely s106 contribution required: 

Size of Dwelling 1 bed 2 bed 3 bed 4+ bed 
Cost per Unit £0 £3,724 £3,972 £4,220 

5.22 A s106 contribution of £357,480 may therefore be required from this development to support 
provision of additional Early Years places.  

Primary Education  

5.23 In terms of Primary Education, there are a number of Primary Schools within the vicinity of the 
site which may serve the development. As at May 2019, the majority of these were operating 
at above 94% with the closest provision at 100% capacity. Furthermore, current forecasts 
indicate continued high intake levels across the area, based on three year trend and birth-rate 
data alone. As such, it is expected that there will not be sufficient capacity in the local area to 
be able to accommodate the number of pupils likely to be generated by this development.  

5.24 On this basis it will be necessary to request a s106 contribution towards the provision of 
additional Primary capacity to serve the development, to ensure that the children generated 
from the scheme can be accommodated in a local school. The current Department for 
Education cost multipliers for Primary Education are: 

Size of Dwelling 1 bed 2 bed 3 bed 4+ bed 
Cost per Unit £0 £1,614 £3,972 £4,592 

5.25 Based on an average dwelling mix across the site and the cost multipliers above, it is 
anticipated that a Primary School Education s106 contribution of £357,480 will be required. 
The County Council is currently exploring plans to expand local Primary school provision as a 
result of planned housing in the area; this s106 obligation will contribute towards these 
proposals and a confirmed scheme will be identified by the County Council prior to a Section 
106 agreement being entered into. These figures will be reviewed once the dwelling mix for 
the site is confirmed. 

Secondary Education 

5.26 Based on existing numbers of Secondary pupils in the area (as at May 2019) and forecast 
pupil projections, all capacity within Secondary school provision across Corby is full as from 
the 2018/19 academic year onwards. Expansion of Secondary School provision is therefore 
currently being planned in order to meet the demand for places, including the delivery of a 
number of new and expanded Secondary Schools across Corby. As such, a s106 obligation 
will be required to support the delivery of additional Secondary and Sixth Form capacity in the 
area, to ensure that the pupils generated by this development can be accommodated in a local 
school. The current Department for Education cost multipliers for Secondary Education are: 

Size of Dwelling 1 bed 2 bed 3 bed 4+ bed 
Cost per Unit £0 £1,170 £4,600 £5,941 

 
5.27  Based on an average dwelling mix across the site and the cost multipliers above, it is 

anticipated that a Secondary Education s106 contribution of £414,000 will be required. A 
specific school / scheme will be identified by the County Council prior to a Section 106 
Agreement being entered into, and these figures will be reviewed once the dwelling mix for 
the site is confirmed.  

5.28 It should be noted that the County Council recognises that any contribution secured must be 
spent on mitigating the impact of the development locally. The County Council reserves the 
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right to specify the school and/or project on which it is to be spent on at a later date, once 
further clarity is known, for example the ability of existing schools to expand on their existing 
site. Due to the pooling restrictions on planning obligations in place since April 2015, the 
County Council will always aim to detail a specific school and/or project in the completed s106 
Planning Obligation agreement. The County Council requests that it be consulted by the LPA 
in advance of any s106 Agreement being signed in order to ensure that the most accurate and 
up-to-date information is included with the Agreement.  

Fire Hydrants  
5.29 New developments generate a requirement for additional fire hydrants in order for fires, should 

they occur, to be managed. An assessment of the site will need to be undertaken by the Water 
Officer of Northants Fire and Rescue Service in order to establish how many are required; 
however it is assumed this development will need 2x fire hydrants to be installed at a cost of 
£892 per hydrant, totalling £1,784 the cost of which is expected to be met in full by the 
developer.  

5.30 It is the preference of the County Council that fire hydrants should be designed into the 
development at the masterplan stage and enforced through a planning condition.  

5.31 The final location of the fire hydrants for this development must be agreed in consultation with 
the Northamptonshire Fire and Rescue Service Water Officer prior to installation.  

5.32 Below is a suggested standard condition for securing fire hydrants:  

Condition: ‘No development shall take place until a scheme and timetable detailing the 
provision of fire hydrants and their associated infrastructure has been submitted to and 
approved in writing by the Local Planning Authority. The fire hydrants and associated 
infrastructure shall thereafter be provided in accordance with the approved scheme and 
timetable.  

Reason: To ensure adequate water infrastructure provision is made on site for the local fire 
service to tackle any property fire.’  

5.33  Informative: With reference to Condition above, the developer will be expected to meet the 
full costs of supplying and installing the fire hydrant and associated infrastructure.  

5.34 For further information regarding this requirement or any site-specific matters, please contact 
Linda Wilson: Water Officer for NFRS (ljwilson@northantsfire.org.uk).  

Libraries  
5.35 Where a new development will generate additional need and library space requirement, the 

County Council requires contributions towards the costs of providing new, extended and/or 
improved library facilities to support the delivery of growth in accordance with established 
national and local standards of service. 

5.36 The considerable planned development in the Corby area is expected to impact the current 
level of library provision as the new families moving in to the developments utilise the facilities. 

5.37 The County Council has adopted the National Library Tariff formula produced by the Museums 
Libraries and Archives Council (MLA). This includes: 

• A minimum standard of 30 sq. metres of new library space per 1,000 Population. 
• A construction and initial equipment cost on a per sq. metre basis (adjusted to reflect 

Northamptonshire building costs), based on BCIS building costs for public libraries. 

5.38 In order to adequately serve the growing population, improvements to the Library Service are 
planned which will enable a more flexible space to be available to the public, with improved 
facilities and an increased range of services. A schedule of works will be determined subject 
to available budget. These improvements are intended to support the provision of Library 
services across the Corby area to meet the needs of current and planned for population 
growth, and would make a key contribution to the Libraries Strategy and the county’s 
prevention and other strategies. 

5.39 In order to establish a proportionate cost towards the new works, the County utilises cost 
multipliers as per our adopted guidance. 
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5.40 Local planning and library authorities are recommended to adopt a minimum tariff of £90 per 
person in new housing. This is adjusted for Northamptonshire to £88 per person, based on 
BCIS building costs. Further information on these calculations can be found in the County 
Council’s Planning Obligations Framework and Guidance Document 2015. 

5.41 The following outlines the cost per dwelling type based on the expected numbers of residents 
for each type of unit: 

Size of Dwelling 1 bed 2 bed 3 bed 4+ bed 
Cost per unit £109 £176 £239 £270 

 
5.42 Based on an average dwelling mix across the site and the cost multipliers above, a Libraries 

Contribution of £21,510 is therefore required, to contribute towards the improvement, 
enhancement or expansion of Library facilities to serve the Corby area. A specific project will 
be identified by the County Council ahead of a Section 106 Agreement being signed. These 
figures will be reviewed once the dwelling mix for the site is confirmed. 

Broadband 
5.43 The Northamptonshire vision is for the county to be at the leading edge of the global digital 

economy. This requires new developments (both housing and commercial) to be directly 
served by high quality fibre networks. Access to a next generation network (speeds of >30mbs) 
will bring a multitude of opportunities, savings and benefits to the county. It also adds value to 
the development and attract occupiers. 

5.44 In order for the commercial communications market to be able to deploy to these new build 
areas, measures must be introduced at the earliest opportunity. This will provide the required 
specification to enable fibre connectivity for all new developments in respect to receiving 
superfast broadband services. To help developers, some fibre based broadband network 
providers such as BT Openreach and Virgin Media have dedicated online portals which 
provide assessment tools and technical help. 

5.45 There are also other providers who may also be able to connect your development: 
http://www.superfastnorthamptonshire.net/how-we-are-delivering/Pages/telecoms-
providers.aspx. 

5.46 Early registration of development sites is key to making sure the people moving into your 
developments get a fibre based broadband service when they move in. More information can 
be found in the links below: 

BT Openreach: https://www.ournetwork.openreach.co.uk/property-development.aspx 
Virgin Media: http://www.virginmedia.com/lightning/network-expansion/property-developers 

5.47 It is advised that ducting works are carried out in co-operation with the installations of standard 
utility works. Any works carried out should be compliant with the Manual of Contract 
Documents for Highway Works- specifically Volume 1 Specification Series 500 Drainage and 
Ducts, and Volume 3 Highway Construction Details Section 1 – I Series Underground Cable 
Ducts (found at http://www.dft.gov.uk/ha/standards/mchw/index.htm). 

5.48 For further information on the project please visit www.superfastnorthamptonshire.net or 
contact: bigidea@northamptonshire.gov.uk 

5.49 I trust that the above response provides sufficient detail at this stage; please note however 
that the guidance contained herein may be subject to change as a result of changes to 
planning policy and guidance at national and / or local level as appropriate, and therefore 
continued consultation with the County Council is recommended to ensure that the latest 
available information is taken into consideration. 

Northamptonshire Highways (dated 12/07/2019) 
5.50 Recommendations: 

Presently the LHA cannot support the application and require further information to fully 
assess the proposals. 

 

http://www.superfastnorthamptonshire.net/how-we-are-delivering/Pages/telecoms-providers.aspx
http://www.superfastnorthamptonshire.net/how-we-are-delivering/Pages/telecoms-providers.aspx
https://www.ournetwork.openreach.co.uk/property-development.aspx
http://www.virginmedia.com/lightning/network-expansion/property-developers
http://www.dft.gov.uk/ha/standards/mchw/index.htm
mailto:bigidea@northamptonshire.gov.uk
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5.51 Observations: 

Application Form 

5.52 The application form states that it will remove 300sqm of B2 and create 300sqm of A1 with 2 
FT staff. The application form states that it will create 90 homes split as 60 houses and 30 
flats. The application form states that 280 car parking spaces are proposed. 

Planning Statement 

5.53 The Planning Statement details that the two, former office blocks, are currently being 
converted into flats under planning application 16/00426/PAC3. 

5.54 The indicative street scenes are not an adoptable format. It is stated that emergency access 
is maintained through the new residential layout to the adjacent steel works, it also states that 
it will also be used for excessively long or wide vehicles. The LHA believes that this is highly 
hazardous to the safety of pedestrians and other highway users of an otherwise residential-
led development where the encouragement for pedestrians and cyclists to be the lead user, 
rather than cars, will be targeted in the design. The inclusion of this use will require an 
industrial scale highway link to be maintained and tracked for an ‘excessively’ wide and/or 
long vehicle. The LHA strongly recommends that this usage is re-assessed and removed. 

Transport Statement 

5.55 The TA states that the application is for 132 apartments, 133 houses and 210sqm of 
convenience store. This does not match the application title. The TA is dated July 2018 
and is suspected to be that submitted for previous applications (Sic: No TA or TS was 
submitted for 18/00629/OUT). This inaccuracy carries into all of the subsequent traffic 
modelling, it may be argued that the figures used for the residential are more onerous, but the 
A1 is less than that now proposed and this inaccurate base increases the inaccuracy of the 
impacts and flows that will actually be felt in the area. The applicant is to update the TS so 
that it reflects the actual proposal. Census data for the Mode share appears unreasonable at 
54%. The junctions either side of the access are at capacity. The applicant is to assess the 
A6086 / A427 Lloyds Road, Geddington road, Weldon Road roundabout and the A427 / A43 
Corby Road, Bangrave Road, Weldon Road roundabout. 

5.56 Crash map data has been used for RTA’s which we do not accept, the applicant is to gain 
NCC PiC data from Mr Simon Mills – Smills@kierwsp.co.uk. The convenience store 
assessment is showing 100% Pass by trips, this appears unrealistic and the LHA suggest that 
20% would be more accurate. The access junction presents a CFC (Combined Footway & 
Cycleway) crossing of 25m over the bellmouth. The applicant is to investigate the solutions for 
re-configuring the junction to allow for a controlled crossing and then assess it with the revised 
layout. 

5.57 No controlled pedestrian crossing facility exists or is proposed across the Weldon Road to 
access the bus stop facility. This is required. Bus shelters will be required on both existing bus 
stops on Weldon Road, both will need to be cantilevered due to being on the CFC. It is highly 
likely that the site will be required to contribute towards the Bus services financially on a CIL 
compliant per dwelling approach. The LHA will investigate this. The walk distances quoted in 
the TS appear a little short, even from the site access, the applicant is to offer further detail of 
the routes given. It is assumed that the routes towards the village and town centres of Corby 
require use of the un-controlled crossing of the duelled Lloyds Road, the applicant is requested 
to assess the implications this has on the safety and therefore attractiveness of using 
sustainable transport modes. 

Layout 

5.58 The Parameters Plan details that existing roads are to be maintained as much as possible, 
however, the applicant must be reminded that the construction of these roads is not known 
and for any adoption to take place, the road must meet our layout standards and then it would 
need to be extensively tested through core samples, trail pits etc. in order to ascertain the 
construction and whether it meets our standards. Should the applicant wish to pursue access 
through the residential site to the steel works, the LHA will require a 7.3m minimum width 
carriageway, subject to tracking, with a 3m wide CFC on one side and a 2m footway on the 
other. Roads other than that above which serve any A1 uses are to be 6m min minimum width 

mailto:Smills@kierwsp.co.uk
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carriageway, subject to tracking, with a 3m wide CFC on one side and a 2m footway on the 
other. Residential roads within the site may be 5.5m wide with 2 x 2m footways wrapping them, 
other than areas where the LHA agree that adoptable shared surface may be used. These 
areas are not through routes and are generally less than 20 dwellings. Shared private drives 
may serve no more than 5 houses parking allocation or front doors or 20 flats parking 
allocation. They cannot be through routes. Flats and houses may not share the same private 
access. SuDs are not adoptable. Infiltration cannot commence grading within 5m of the rear 
of the highway boundary, Storage cannot commence grading within 5m of the rear of the 
highway boundary.  

5.59 The application site is not affected by a Public Right of Way. Planning Permission does not 
give or imply permission for adoption of new highway or to implement any works within the 
highway and / or a Public Right of Way. 

Northamptonshire County Ecology Officer (received 17/07/2019) 
5.60 I’m writing in response to your consultation on the above application for up to 90 dwellings on 

land at Weldon Road. Based on the ecological survey provided I’m satisfied that biodiversity 
impacts should be minimal provided the following mitigation measures are delivered: 

• A method statement for soft felling the weeping willow with low bat roost potential (T1 
in the ecology report/2603 in the tree survey report) will be required. This will need to 
be provided by a qualified ecologist and should be included in the site Construction 
and Environmental Management Plan (CEMP). 

• During construction the scrub on the western edge of the site should be protected 
with appropriate fencing; the fencing plan should also be included in the CEMP. 

• The ecology report recommends installation of at least five bat boxes. The application 
documents do not indicate what external materials will be used on the new dwellings, 
however if brick is to be used I would recommend that at least a few of these are 
integral bat bricks instead of bat boxes. I would also like to see at least two swift 
bricks incorporated into the dwellings. These would not need maintenance and would 
provide some biodiversity enhancement. 

5.61 My main concern with this site is the soft landscaping, which will need to be well designed to 
mitigate the loss of 0.9ha of semi-improved grassland. I understand this will come forward at 
reserved matters but wanted to raise it as an issue as early as possible. 

NCC-JPU (Landscape & Green Infrastructure comments; received 22/07/2019) 
5.62 Thank you for consulting us on the outline planning application for the demolition of existing 

building, residential development of up to 90 homes, retail units, play area and football pitch, 
and associated site infrastructure including roads and car parks (all matters other than access 
are reserved). This letter sets out our consultation response on landscape and green 
infrastructure (GI) and how the proposal relates and responds to the landscape and GI setting 
and context of the site. Due to our ongoing concerns relating to GI and connectivity (Joint Core 
Strategy (JCS) Policy 15) arising from the proposed development and the lack of evidence to 
support effective and quality landscape mitigation proposed to deal with the impact on visual 
amenity (JCS Policy 8); we cannot be supportive of this application. The following points set 
out our main concerns in more detail:  

5.63 Policy 15 - Well-connected towns, villages and neighbourhoods of the JCS states that 
'development and investment should: 'Improve local integration by ensuring well-connected 
street networks, very limited use of cul-de-sacs (which should be short in length) and low 
design speeds for residential roads to allow cycling on street and pedestrian priority' and 
'extend the existing GI network into new development and linking existing open spaces 
together through the provision of either new GI or 'Green Streets'. However, the applicant has 
not provided any evidence to show that the development will be able to provide safe, secure 
and direct routes to local facilities and amenities. The current site analysis (Drawing ref: 
SK0501 Rev. F01) shows access points onto Phoenix Parkway, the old railway and the A427. 
Yes these connections exist, however none are seen as pedestrian led. For instance, Phoenix 
Parkway is an existing road with commercial and industrial units on either side, meaning there 
is no surveillance onto the street and generally little pedestrian presence, and the A427 
(Weldon Road) is an existing 40mph dual carriageway, which is not safe for parents and young  
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children to walk or cycle to the nearest school and amenities.  

5.64 Although all matters are reserved other than access, the site parameters plan (Drawing no. 
AK0006 Rev. F03) should allow the local planning authority to make suitable judgement as to 
whether the proposed development can be achieved, whilst still providing high quality design, 
well connected streets and safe and pleasant spaces for users. Policy 8 - North 
Northamptonshire Place Shaping Principles of the JCS states the following:  

• "Ensure quality of life and safer and healthier communities by: 
o Protecting amenity by not resulting in an unacceptable impact on the amenities 

of future occupiers, neighbouring properties or the wider area, by reason of 
noise, vibration, smell, light or other pollution, loss of light or overlooking; 

o Seeking to design out antisocial behaviour and crime and reduce the fear of 
crime through the creation of safe environments that benefit from natural 
surveillance, defensible spaces and other security measures having regard to 
the principles of the 'Secured by Design'." 

5.65 The current proposal has not provided enough evidence to support this. This application site 
is constrained by the existing industrial and commercial structures on all borders, creating a 
sense of isolation and disconnection from facilities, the local community. Proposed landscape 
mitigation on the boundaries although proposed, there are no details as to what this will be 
and therefore we are unable to assess whether this will be sufficient to mitigate the visual 
impact to an appropriate standard.  

5.66 In addition to this, the submitted arboricultural implications plan and assessment (Drawing ref: 
3024.Tata.DShaw.AIP) has not been reviewed and revised since its production in 2017. We 
would therefore expect the assessment to be revised to address the current planning 
application and then re-submitted to allow an appropriate review of the impacts to be carried 
out.  

5.67 However, if minded for approval I would recommend that the following landscape and design 
considerations are taken into account:   

• We have been provided with little detail or information in relation to landscape 
treatments and connectivity. For this reason, a landscape strategy needs to be 
produced which demonstrates how the proposal will be able to provide high-quality 
links with the surrounding residential and movement network, in order to create 
appropriate public realm that is "safe and pleasant for users" (Policy 8 JCS), as well 
as demonstrating how impacts on private visual amenity will be mitigated. Overall, 
the submitted landscape strategy should include the following sections: 

o Landscape Design strategy 
o Public open space 
o Boundary treatments (inc. sections) 
o Hard landscaping strategy 
o Tree planting strategy (including residential) 
o Residential visual amenity 
o Integrated SuDS strategy 

• Visuals and sections of the development in relation to the surrounding built structures 
should be provided. This would help make a judgement as to the extent of the visual 
impact on the surrounding buildings may have on users. 

NCC-JPU (Urban Design comments; received 19/07/2019) 
5.68 Thank you for consulting us on the outline planning application for the demolition of existing 

building, residential development of up to 90 homes, retail units, play area and football pitch, 
and associated site infrastructure including roads and car parks (all matters other than access 
are reserved). This letter sets out our consultation response on urban design aspects of the 
proposal, including how the site fits in with its context, setting and surroundings and the 'in 
principle' fundamentals of development at this location from a design and place-making 
perspective.  

5.69 This site has been discussed previously at a monthly design surgery held at Corby Borough 
Council, where an alternative version of the proposal was tabled, and concerns were raised. 
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Whilst this has no bearing on the revised new application which is the subject of this letter, 
many of the fundamental issues remain and it is considered.  

5.70 In terms of policies which stipulate how development should take place in Corby, the adopted 
North Northamptonshire Joint Core Strategy (JCS) which covers the period 2011-2031 
includes clear design and place-making policies which are relevant to this application, of which 
Policy 8 and Policy 15 are of particular note:  

Adopted North Northamptonshire Joint Core Strategy (2011-2031)  

5.71 Policy 8 - North Northamptonshire Place Shaping Principles of the JCS puts emphasis on the  
creation of developments which create a network of connected places through ensuring a 
logical and legible street network which provides direct routes to local facilities, whilst also 
ensuring that streets and spaces are safe and pleasant through being continually overlooked, 
active and provide the perception of safety. Strong emphasis is also given towards the creation 
of a development which is distinctive to local character by responding to the sites context and 
local character and utilising a creative use of the public realm and site features. Policy 8 
continues to state that development should also ensure the quality of life and create healthy 
and safe communities through avoiding unacceptable impact to amenity as a result of 
vibration, smell, light or other pollution, whilst also ensuring that new development is not 
adversely affected by unacceptable levels of soil, air, light, water or noise pollution or land 
instability.  

5.72 Policy 15 - Well-connected towns, villages and neighbourhoods of the JCS states that 
connectivity will be strengthened within and around settlements by managing development to 
rebalance design towards pedestrians, cyclists and public transport in part by creating "safe, 
direct and convenient crossing points on those major roads that present a barrier to 
movement, where feasible". Policy 15 also recognises the importance of enhancing local 
integration, ensuring well connected street networks with a very limited use of cul-de-sacs and 
low design speeds to encourage cycling and pedestrian priority. Particular emphasis is also 
put on extending the existing Green Infrastructure network into new developments and linking 
existing open spaces together through the creation of 'Green Streets'.  

5.73 Whilst it is understood that this application is for outline consent only, with all matters except 
access to be taken forward as reserved matters applications, it is my view that this application 
does not accord with many aspects of Policy 8 and Policy 15. It is also my view that the 
application fails to provide enough detail at this stage to allow the local planning authority to 
take a considered view on the application where design quality is concerned. The following 
points set out the main concerns in more detail:   

Location  

5.74 The site is surrounded to the north, east and west by industrial estates, including heavy 
industry at the Tata steel factory and B8 storage/distribution units. These land uses are not 
considered compatible with residential development due to the issues of noise, pollution and 
scale. It is noted that the applicant has shown a degree of non-residential B class uses 
adjacent to the large scale Tata factory, which would provide a step down in scale and a 
potentially more sympathetic land use adjacent to the proposed residential development, 
however it is not clear whether there is demand for such land uses in this location (except for 
B8 uses would not be considered appropriate), and without an idea of layout and form it is 
difficult to understand how this would appear and whether it would achieve the aim of forming 
an appropriate 'buffer' between the heavy industry and residential. There is concern that 
ultimately, should the market not respond to taking up of B class uses in this area, that the 
remainder of the site would be put forwards for residential development, given the precedent 
set by this application, which would be entirely inappropriate.  

5.75 The applicant states in the Planning Statement (June 2019) that the permitted conversion of 
office to residential approved at the site is a 'significant material consideration that establishes 
the principles of residential use on a significant part of the site', This is a decision for the LPA 
to take, however it is my view that permission of development under Prior Approval does not 
provide always mean that a site is appropriate for residential development, as provided that 
the application does not raise objection on the basis of a limited number of considerations, the 
application is allowed regardless of the sites context, location, accessibility, place-making and 
general suitability as a residential area.  
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5.76 The proposed site is within a swathe of one of Corby's long-standing industrial and commercial 
areas, and there will be issues of noise associated with surrounding land uses, potentially on 
a 24/7 basis with the storage and distribution uses. This is compounded by the noise and 
potential pollution associated with the Tata steel factory, the sewerage plant on the opposite 
side of Weldon Road and Weldon Road itself being a major vehicular route with associated 
traffic. It is noted that various reports associated to noise/air quality have been provided as 
part of the application and it is for the LPA to take a decision on whether this has been 
appropriately modelled and whether mitigation strategies proposed would be sufficient.  

Connectivity  

5.77 There are concerns that all of the above elements, together with the proximity of very large-
scale electricity distribution infrastructure opposite the site on Weldon Road, that this 
development will appear highly isolated and inward looking, with limited connectivity to the 
wider area. This also has negative implications for the sense of place of the development as 
it fails to weave in with the existing built form surrounding the site, primarily due to the fact that 
the adjacent area consists of large commercial/industrial blocks which were not designed to 
be highly permeable and legible. It is noted that the proposal shows how pedestrian routes 
could connect with the wider area, however the routes to local facilities (e.g. Retail park) are 
through the existing industrial area and are unlikely to be considered safe and attractive routes 
for pedestrians, particularly in the evening due to the lack of surveillance and activity.  

5.78 It is unclear from the proposal how the site connects with amenities beyond the retail park to 
the north-west. A site of 90 homes will generate a good number of new pedestrian movements, 
and with the requirements for encouraging travel by non-motorised modes, I would expect to 
see how this proposal connects with local services, schools, healthcare facilities etc. and how 
these routes could be enhanced as part of the application to promote walking and cycling. It 
is noted that a small amount of retail is proposed for the site close to its entrance from Weldon 
Road, however I am not convinced that this number of units would be sufficient to support a 
commercial element within the site.  

Layout/Form  

5.79 This is an application for outline planning consent, and therefore detail on the sites layout and 
form are not required as part of the application, however there are a number of points which 
raise concern at this stage which can be derived from the information submitted.   

• There is limited indication from the A427 Weldon Road that this is a residential site, 
and it would be expected that the unit with the retail element would be sufficiently 
prominent to create a strong gateway feature to the development which currently 
does not appear to be the case. 

• There is also a large extent of car parking on the primary aspect onto Weldon Road, 
largely associated with the permitted development, which is a poor use of space and 
creates a hard and unattractive edge to the development when viewed from Weldon 
Road (and from the site outwards). 

• There are also concerns that the Tata steel substation would be retained as part of 
the application. There could be issues associated with noise, particularly for older sub 
stations, making residential development immediate opposite unacceptable. 

• The Planning Statement stipulates that development will take the form of 2-3 storey 
units. Given the context of the site, the surrounding land use scale and bulk, and the 
existing tower blocks on the site, it is considered that development of 2 storeys would 
not be best utilisation of a brownfield site. It would be considered that a higher density 
scheme, potentially of townhouses and flatted blocks, would be better suited to this 
location than a suburban estate style development. There would also be better 
opportunities for place-making and creating a stronger sense of place, whilst also 
achieving a critical mass of persons, which could help to achieve a better 
development. 

5.80 It is my view, that should the Council decide that this site could be appropriate for residential 
development regardless of these comments, that the site should come forward as part of a 
much wider scale, comprehensive masterplan which considers this site as part of greater 



15 
049 

'whole' as opposed to a stand-alone isolated development with no context. As this proposal 
currently stands, I cannot be supportive of residential development at this location.  

NCC Surface Water Drainage (dated 25/07/2019) 
5.81 Having reviewed the applicant’s submitted information located within,  

1)  Flood Risk Assessment & Sustainable Drainage Strategy ref 1857 – Rev D – FRA & 
DS –prepared by MTC Engineering dated June 2019  

5.82 We would advise that there is insufficient information available to comment on the acceptability 
of the proposed surface water drainage scheme for the proposed development.  

Our information requirements in support of a Full application are outlined in our document 
Local Standards and Guidance for Surface Water Drainage in Northamptonshire document 
accessed via:  

https://www.floodtoolkit.com/wp-content/uploads/2017/09/Local-Standards-for-publication-
v1.3-September-2017.pdf 

5.83 With reference to this document, we note that the submitted surface water drainage 
information fails on the following grounds:  

1)  The drainage strategy proposes a maximum discharge from the development of 23.28 
l/s. The Corby Water Cycle Strategy states that “major” development (which this 
proposal would be) should, where possible, limit discharge to 2l/s/ha. As such the 
maximum discharge from the site should be restricted to 5 l/s. Please note that 
calculations should be provided and 5 l/s should be taken as the maximum discharge 
rate for a 1:100 year event.  

Overcoming our concerns:  

5.84 Our concerns can be overcome by submitting surface water drainage information which covers 
the deficiencies highlighted above and demonstrates that the development will not increase 
risk elsewhere and where possible, actively reduces flood risk overall.  

5.85 We ask to be re-consulted on this requested surface water drainage information. We will 
provide you with bespoke comments within 21 days of receiving a formal re-consultation. We 
cannot support the application until adequate surface water drainage information has been 
submitted.  

5.86 Upon submission of revised surface water drainage information we may deem that the impacts 
of surface water drainage have been adequately addressed, pending the imposition of any 
relevant planning conditions. Or we may consider that the nature of the proposal, drainage 
solution or information submitted remains insufficient to overcome our concerns. 

 5.87 Please note that our comments only cover the surface water drainage implications of the 
proposed development.  

5.88 If you are minded to approve the application contrary to any outstanding concerns, I would be 
grateful if you could notify us, to give us the opportunity to make further representations.  

5.89 In the event that the applicant appeals a refusal of their planning application or non-
determination, we would be prepared to fully support Local Planning Authority and provide 
evidence at any public inquiry or informal hearing in relation to surface water drainage matters. 

NCC Surface Water Drainage (dated 3/07/2019) 
5.90 Having reviewed the applicant’s submitted information, we would advise that there is 

insufficient information available to comment on the acceptability of the proposed surface 
water drainage scheme for the proposed development. In particular, the application lies within 
Flood Zone 1 defined by the Technical Guide to the National Planning Policy Framework 
(NPPF) as having a low probability of flooding from rivers. However the proposed development 
may present risks of flooding on-site and/or off-site if surface water run-off is not effectively 
managed. Footnote 50 of paragraph 163 of the NPPF requires applicants for planning 
permission to submit an FRA when development on this scale is proposed in such locations.  

We note that this application is a Major development and as such a Drainage Strategy is 
required. A Drainage Strategy / FRA is vital if the local planning authority is to make informed 

https://www.floodtoolkit.com/wp-content/uploads/2017/09/Local-Standards-for-publication-v1.3-September-2017.pdf
https://www.floodtoolkit.com/wp-content/uploads/2017/09/Local-Standards-for-publication-v1.3-September-2017.pdf
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planning decisions. In the absence of an FRA/ Drainage Strategy, the flood risks resulting from 
the proposed development are unknown. The absence of an FRA is therefore sufficient reason 
in itself for a refusal of planning permission. We provide the following advice on  

Drainage Strategies:  

5.91 1) A drainage strategy must be submitted which includes supporting calculations to 
demonstrate that runoff will not be increased as a result of this development. It is also 
advisable for the developer to check the LLFA’s website Flood Toolkit on requirement of the 
FRA at the Full Application stage. Please see below a link of our website showing the above 
requirements:  

https://www.floodtoolkit.com/wp-content/uploads/2017/09/Local-Standards-for-publication-
v1.3-September-2017.pdf  

5.92 This sets out what we would require to be submitted as a part of Full planning application. This 
states that BRE 365 infiltration tests are required where discharge to ground via infiltration is 
proposed, and land ownership records or other agreements with the landowners provided for 
discharge to watercourses not within the site boundary.  

5.93 2) If it is proposed to discharge the surface water into any public surface water sewer, a 
confirmation of the allowable rate of discharge and point of discharge should be provided from 
the relevant water authority. Please note that the rate and point of discharge set by the water 
company may have implications on the overall drainage scheme for the site and may need to 
be revised based on their requirements.  

5.94 3) The maintenance and/or adoption proposal for every element of the surface water drainage 
system proposed on the site should be considered for the lifetime of the development.  

Informative:  

The Corby Water Cycle Strategy  

5.95 The Corby Water Cycle Strategy states that “major” development (which this proposal would 
be) should, where possible, limit discharge to 2l/s/ha. Within the FRA, surface water run-off 
rates and volumes for the existing and developed site for a 1, 30 and 100 year event should 
be stated and the attenuation volumes required including an allowance for climate change. 
For revised climate change figures, refer to Table 4 of NPPF. Please note that calculations 
should be provided and 2 l/s/ha should be taken as the maximum discharge rate for a 1:100 
year event. 

FEH/FSR Rainfall Data  

5.96 Section 24.2 of the SUDS Manual (CIRIA C793) refers to Development Runoff. Within this 
Section, it is acknowledged that additional datasets have been added to Flood Estimation 
Handbook (FEH) and rainfall depths obtained using FEH show significant differences from 
those obtained from Flood Studies Report (FSR) in some parts of the country. Within 
Northamptonshire, rainfall depths are often greater using more up to date FEH datasets than 
those using FSR therefore for various storm events, greater run-off is produced and additional 
attenuation is likely to be required. FEH rainfall data is more up to date than FSR (England 
and Wales) therefore calculations should use this FEH data to determine the volume of surface 
water attenuation required on site. We recognise there are uncertainties associated with the 
use of any datasets. In particular, FSR rainfall data should be used where the critical storm is 
less than 60 minutes as FEH data is less robust for short duration storms. FEH rainfall data 
can be used to determine the volume of storage required if the critical storm is greater than 
30 minutes. If FEH rainfall data is not used as described above, then sensitivity testing to 
assess the implications of FEH rainfall must be provided. This should demonstrate that the 
development proposals remain safe and do not increase flood risk to third parties.  

Climate change 

5.97 In terms of how we would expect all drainage designs to consider the new climate change 
guidance, we would suggest the following. Under the new guidance, developers should design 
the surface water attenuation on site to accommodate the 1:100year +20% cc and undertake 
a sensitivity analysis to understand the flooding implication for the 40% cc. If the implications 
are significant i.e. the site could flood existing development (additional flow of runoff from the 
site) or put people at risk (by increased hazard levels within or off the site) then a view may 

https://www.floodtoolkit.com/wp-content/uploads/2017/09/Local-Standards-for-publication-v1.3-September-2017.pdf
https://www.floodtoolkit.com/wp-content/uploads/2017/09/Local-Standards-for-publication-v1.3-September-2017.pdf
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be taken to provide more attenuation working up towards 40% cc, or to provide additional 
mitigation allowances, for example a higher freeboard to ensure no risk to third parties/onsite 
users for the extreme 40% cc scenario. This will tie into existing principles for designing for 
exceedance.  

Overcoming our concerns  

5.98 Our concerns can be overcome by submitting surface water drainage information which covers 
the deficiencies highlighted above and demonstrates that the development will not increase 
risk elsewhere and where possible, actively reduces flood risk overall. We ask to be re-
consulted on this requested surface water drainage information. We will provide you with 
bespoke comments within 21 days of receiving a formal re-consultation. We cannot support 
the application until adequate surface water drainage information has been submitted.  Upon 
submission of revised surface water drainage information we may deem that the impacts of 
surface water drainage have been adequately addressed, pending the imposition of any 
relevant planning conditions. Or we may consider that the nature of the proposal, drainage 
solution or information submitted remains insufficient to overcome our concerns. Please note 
that our comments only cover the surface water drainage implications of the proposed 
development. If you are minded to approve the application contrary to any outstanding 
concerns, I would be grateful if you could notify us, to give us the opportunity to make further 
representations. In the event that the applicant appeals a refusal of their planning application 
or non-determination, we would be prepared to fully support Local Planning Authority and 
provide evidence at any public inquiry or informal hearing in relation to surface water drainage 
matters. 

Anglian Water (dated 30/07/2019) 
ASSETS 
Section 1 - Assets Affected 

5.99 There are assets owned by Anglian Water or those subject to an adoption agreement within 
or close to the development boundary that may affect the layout of the site. Anglian Water 
would ask that the following text be included within your Notice should permission be granted. 
Anglian Water has assets close to or crossing this site or there are assets subject to an 
adoption agreement. Therefore the site layout should take this into account and accommodate 
those assets within either prospectively adoptable highways or public open space. If this is not 
practicable then the sewers will need to be diverted at the developers cost under Section 185 
of the Water Industry Act 1991 or in the case of apparatus under an adoption agreement, liaise 
with the owners of the apparatus. It should be noted that the diversion works should normally 
be completed before development can commence. 

WASTEWATER SERVICES 
Section 2 - Wastewater Treatment 

5.100 The foul drainage from this development is in the catchment of Corby Water Recycling Centre 
which currently does not have capacity to treat the flows the development site. Anglian Water 
are obligated to accept the foul flows from the development with the benefit of planning 
consent and would therefore take the necessary steps to ensure that there is sufficient 
treatment capacity should the Planning Authority grant planning permission. Anglian water 
notes the proximity of this development to Corby STW water recycling centre (WRC), from 
which odour emissions and noise may be detectable at neighbouring property. The treatment 
of wastewater is inherently odorous and needs to operate on the 24h basis; therefore, some 
disturbance to adjacent property is unavoidable. However, our initial assessment indicates 
that this development lies beyond the range at which detectable noise and odour from the 
WRC operation would normally be anticipated. As such we would conclude that the risk of a 
loss of amenity at the development due to operations at the WRC is low and therefore this 
development is considered acceptable. For more information on detailed odour risk 
assessments and on our asset encroachment policy in general, please visit: 
http://www.anglianwater.co.uk/developers/encroachment.aspx 

 
 
 

http://www.anglianwater.co.uk/developers/encroachment.aspx
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Section 3 - Used Water Network 
5.101 The sewerage system at present has available capacity for these flows. If the developer 

wishes to connect to our sewerage network they should serve notice under Section 106 of the 
Water Industry Act 1991. We will then advise them of the most suitable point of connection.  

(1) INFORMATIVE - Notification of intention to connect to the public sewer under S106 of the 
Water Industry Act Approval and consent will be required by Anglian Water, under the Water 
Industry Act 1991. Contact Development Services Team 0345 606 6087.  
(2) INFORMATIVE - Notification of intention to connect to the public sewer under S106 of the 
Water Industry Act Approval and consent will be required by Anglian Water, under the Water 
Industry Act 1991. Contact Development Services Team 0345 606 6087.  
(3) INFORMATIVE - Protection of existing assets - A public sewer is shown on record plans 
within the land identified for the proposed development. It appears that development proposals 
will affect existing public sewers. It is recommended that the applicant contacts Anglian Water 
Development Services Team for further advice on this matter. Building over existing public 
sewers will not be permitted (without agreement) from Anglian Water.  
(4) INFORMATIVE - Building near to a public sewer - No building will be permitted within the 
statutory easement width of 3 metres from the pipeline without agreement from Anglian Water. 
Please contact Development Services Team on 0345 606 6087.  
(5) INFORMATIVE: The developer should note that the site drainage details submitted have 
not been approved for the purposes of adoption. If the developer wishes to have the sewers 
included in a sewer adoption agreement with Anglian Water (under Sections 104 of the Water 
Industry Act 1991), they should contact our Development Services Team on 0345 606 6087 
at the earliest opportunity. Sewers intended for adoption should be designed and constructed 
in accordance with Sewers for Adoption guide for developers, as supplemented by Anglian 
Water’s requirements. 

Section 4 - Surface Water Disposal 
5.102 The preferred method of surface water disposal would be to a sustainable drainage system 

(SuDS) with connection to sewer seen as the last option. Building Regulations (part H) on 
Drainage and Waste Disposal for England includes a surface water drainage hierarchy, with 
infiltration on site as the preferred disposal option, followed by discharge to watercourse and 
then connection to a sewer. The surface water strategy/flood risk assessment submitted with 
the planning application relevant to Anglian Water is acceptable. We request that the agreed 
strategy is reflected in the planning approval 

Section 5 - Suggested Planning Conditions 
5.103 Anglian Water would therefore recommend the following planning condition if the Local 

Planning Authority is mindful to grant planning approval. 

Surface Water Disposal (Section 4) 
5.104 CONDITION No hard-standing areas to be constructed until the works have been carried out 

in accordance with the surface water strategy so approved unless otherwise agreed in writing 
by the Local Planning Authority. REASON: To prevent environmental and amenity problems 
arising from flooding. 

FOR THE ATTENTION OF THE APPLICANT - if Section 3 or Section 4 condition has 
been recommended above, please see below information: 
Next steps 

5.105 Desktop analysis has suggested that the proposed development will lead to an unacceptable 
risk of flooding downstream. We therefore highly recommend that you engage with Anglian 
Water at your earliest convenience to develop in consultation with us a feasible drainage 
strategy. If you have not done so already, we recommend that you submit a Pre-planning 
enquiry with our Pre-Development team. This can be completed online at our website 
http://www.anglianwater.co.uk/developers/pre-development.aspx 

 

http://www.anglianwater.co.uk/developers/pre-development.aspx
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5.106 Once submitted, we will work with you in developing a feasible mitigation solution. If a foul or 
surface water condition is applied by the Local Planning Authority to the Decision Notice, we 
will require a copy of the following information prior to recommending discharging the 
condition: 

5.107 Foul water: 
Feasible drainage strategy agreed with Anglian Water detailing the discharge solution 
including: 

5.108 Development size 
Proposed discharge rate (Should you require a pumped connection, please note that our 
minimum pumped discharge rate is 3.8l/s) 
Connecting manhole discharge location (No connections can be made into a public rising 
main) 
Notification of intention to connect to the public sewer under S106 of the Water Industry Act 
(More information can be found on our website) 
Feasible mitigation strategy in agreement with Anglian Water (if required) 

5.109 Surface water: 
Feasible drainage strategy agreed with Anglian Water detailing the discharge solution, 
including: 

5.110 Development hectare size 
Proposed discharge rate (Our minimum discharge rate is 5l/s. The applicant can verify the 
site’s existing 1 in 1 year greenfield run off rate on the following HR Wallingford website -
http://www.uksuds.com/drainagecalculation-tools/greenfield-runoff-rate-estimation.  

5.111 For Brownfield sites being demolished, the site should be treated as Greenfield. Where this is 
not practical Anglian Water would assess the roof area of the former development site and 
subject to capacity, permit the 1 in 1 year calculated rate) Connecting manhole discharge 
location 

5.112 Sufficient evidence to prove that all surface water disposal routes have been explored as 
detailed in the surface water hierarchy, stipulated in Building Regulations Part H (Our Surface 
Water Policy can be found on our website). 

INTERNAL CONSULTEES 
CBC Policy (received 23/08/2019) 

5.113 The application seeks outline planning permission with all matters reserved, save for means of 
access,  for the redevelopment of land at Gate 1, Corus Tubes, Weldon Road, Corby to 
provide up to 90 dwellings, retail units and associated infrastructure.  

5.114 Notwithstanding the outline nature of the application the proposals under consideration would 
incorporate 300m² net additional gross internal floorspace for A1 retail according to the 
application form.  

5.115 The main issues for consideration: 

a) Principle of Proposed Development 
b) Ensuring High Quality Development  

Principle of Proposed Development 

5.116 The application site is within an employment area. 

5.117 Paragraph 121 of the NPPF (February 2019) states that local planning authorities should take 
a positive approach to applications for alternative uses of land which is currently developed 
but not allocated for a specific purpose in plans, where this would help to meet identified 
development needs. In particular, they should support proposals to use retail and employment 
land for homes in areas of high housing demand, provided this would not undermine key 
economic sectors or sites or the vitality and viability of town centres, and would be compatible 
with other policies in the NPPF. 
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5.118 Policy 22 of the JCS (July 2016) safeguards existing employment unless it can be demonstrated 
by an applicant that there is no reasonable prospect of the site being used for that purpose. 
This places the onus on the applicant to demonstrate that the site is no longer required for 
employment purposes.  

5.119 The applicant has submitted a Planning Statement (June 2019) prepared by MPB. The 
Planning Statement asserts that the site is not a safeguarded or allocated employment site 
and Corby has a significant oversupply of employment land. It highlights findings of the 
Employment Land Review (May 2018) including the exclusion of land adjoining the application 
site from the list of sites potentially attractive for employment uses that are likely to be 
developed within the plan period or the list of such sites beyond the plan period and it refers 
to market signals that employment development is not viable.  Additionally it states that the 
Council has a marginal five year housing land supply and the proposal would make a 
significant contribution to the five year housing land supply.  

5.120 It is not considered that the information submitted by the applicant is sufficient to demonstrate 
that there is no reasonable prospect of either the site or the existing buildings being used for 
employment purposes. 

5.121 Observations on the current submission: 

• Although the application site is vacant and prior approval has been obtained to convert 
the office blocks to residential use it still constitutes an employment site for the 
purposes of policy.  

• Despite the Employment Land Review stating that development on site ELR32 - which 
adjoins the application site - is unlikely to be developed in the plan period, it 
nonetheless notes the site being of reasonable quality and should attract demand in 
the future. Previous correspondence with Tata Steel prior to the publication of the 
Employment Land Review in May 2018 indicated that the site boundaries of ELR32 
may be subject to change and the comments in the Employment Land Review could 
be considered to equally apply to land adjacent to ELR32. The market assessment 
provided by PBA and Aspinall Verdi which was researched prior to May 2018 may no 
longer be up to date in the current market. The applicant has heavily relied on evidence 
provided by the Employment Land Review, without providing any additional evidence 
of a lack of demand for employment use, such as a sustained marketing campaign 
offering the land at a reasonable price. 

• The Employment Land Review recognises that employment land in Corby is 
significantly oversupplied against future demand and need. But such oversupply may 
be reasonable, because an area that is pursuing highly ambitious economic targets 
should provide plenty of land for flexibility, choice and competition, so that no 
opportunity to attract business and investment is missed. It is always possible that 
there will be one-off large requirements, which are impossible to predict and additional 
to employment forecasts; if Corby can offer generous land supply it will be ready to 
accommodate such requirements. Also, over-allocating employment land will not 
crowd out other land uses, because the sites identified and recommended are 
generally unsuitable for such other uses; and it is unlikely to waste investment, 
because the large-scale infrastructure the sites need is already in place or committed. 

• The JCS emphasises that existing employment sites provide an important part of the 
employment land supply. Safeguarding existing employment areas like this is seen as 
essential in the delivery of jobs needed in the area. This put greater emphasis on the 
need to safeguard older employment areas that provide opportunities to regenerate 
and improve the structure of settlements as well as retaining mixed use areas within 
towns allowing for journeys to work by foot or bicycle.  

• Corby Borough Council published an assessment of a five year housing land supply in 
the AMR 2017/18 – Assessment of Housing Land Supply 2019-24 (March 2019). The 
assessment confirms that the Council is able to demonstrate a five year supply of 
housing land, inclusive of a 20% buffer.  

 

http://www.nnjpdu.org.uk/site/assets/files/1086/joint_core_strategy_2011-2031_september16_final.pdf
http://www.corby.gov.uk/sites/default/files/files/Employment%20Land%20Review%20May%202018.pdf
http://www.nnjpdu.org.uk/site/assets/files/1419/amr_17-18_5yhls.pdf
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5.122  The application site is in an out-of-centre location, therefore proposals for retail units would be 
subject to a sequential and impact analysis as required by Policy 12 of the JCS and the NPPF. 
The applicants Planning Statement states that the very minimal amount of retail use proposed 
is intended for local convenience purposes and would not undermine the town centre. In this 
case the proposed retail unit is well below the threshold for impact test. However the applicant 
has not provided evidence that a sequential test has been carried out to demonstrate that 
there are no suitable locations for this use as set out in Paragraph 86 of the NPPF.  National 
Planning Practice Guidance confirms that it is for the applicant to demonstrate compliance 
with the sequential test.  

Ensuring High Quality Development 

5.123 Given that the site is located in an employment area it is important that the amenity of the 
occupiers of future homes will be safeguarded.  

5.124 Having reviewed the new application ref. 19/00300/OUT against the previous application ref. 
18/00629/OUT it is confirmed that Local Plan comments in relation to impact on amenity, 
draining and flooding, and effects on biodiversity previously submitted on 6/11/2018, which 
amended comments originally submitted on 11/10/2018, still stand. However, we would like to 
make the following additional observations: 

• Development of the proposed new play area and junior football pitch should be 
assessed against para. 127(f) of the NPPF and policies 7 and 8 of the JCS and in 
particular Policy 8 which states that development should “protect amenity by not 
resulting in an unacceptable impact on …. the wider area with respect to noise, 
vibration, smell, light or other pollution, loss of light or overlooking. New development 
should be prevented from contributing to or being adversely affected by unacceptable 
levels of soil, air, light, water or noise pollution or land instability.” Environmental 
Health should be consulted on the findings and conclusions of the relevant reports in 
this respect. 

• The associated site infrastructure should be assessed against Policy 10 of the JCS 
and paras. 72 and 102 of the NPPF. Northamptonshire County Council should be 
consulted on the Transport Statement and other relevant issues in this regard. 

Conclusion 

5.125 The second application does not overcome previous concerns.   

CBC Environmental Health Officer (AG; received 17/07/2019) 
5.126 In my emailed response to 18/00629/OUT Gate 1, Corus Tubes, Weldon Road dated 

31stOctober 2019 I referenced my emailed response on Wednesday 5th April 2017 to Planning 
Services request for pre-application advice on this site. In that response I recommended the 
applicant should submit a report to establish the effects of odour emissions on the area of the 
proposed dwellings authored by appropriately competent persons and that an outline of the 
report should be submitted for approval by the LPA before submission. I was not approached 
to discuss the methodology used in report reference J2931 dated 14th September 2018 by Air 
Quality Consultants Ltd and I do not agree with the methodology that has been used. I do not 
accept the conclusion of the report. The same report has been submitted for this application. 

5.127 In my emailed response to 18/00629/OUT Gate 1, Corus Tubes, Weldon Road dated 31st 
October 2019 I also raised concerns regarding the suitability of the land to physically support 
the proposed dwellings; referencing pages 33-36 of report reference C14039 dated February 
2017 by Ground Engineering. The applicant has submitted additional information in the form 
of a letter reference IS/MK/10-7107 dated 6th June 2019 from Ian Sargent for Peter Dann 
Limited, which states; 'options including piling and vibro-compaction are suitable for the soil 
conditions encountered at the site', ‘the prevailing conditions on the site are not prohibitive to 
construction as demonstrated by the existence/prior existence of 3, 5 and 7 storey concrete 
framed office buildings on site', 'The proposed development of low rise housing will impart 
considerably less load into the ground than that applied by the office blocks' and 'Piling can 
be carried out within 1.0m of existing structures using the correct piling technique and 
equipment however, the new buildings in this instance are tens of meters away and so more 
than adequately distanced from the existing buildings to be of concern' indicating that Mr 
Sargent for Peter Dann Limited on behalf of the applicant is confident this issue can be 
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adequately addressed. I share the concerns of my colleague in Health Protection regarding 
the negative impact of noise affecting the site and the cumulative effects of the noise and 
odour the future residents would be exposed to. 

CBC Sustainability Officer (received 17/09/2019) 
5.127 I have reviewed the documents submitted in particular the planning statement dated June 

2019. This states the site concerned is 6.4 hectares. With regard to Sustainability/Low Carbon 
Energy Statement - there is insufficient information relating to the proposed development and 
therefore I would recommend refusal. To ensure that applicants consider the full range of 
sustainability implications of development, the council will require a sustainability/ Low Carbon 
Energy Statement to be completed. This requirement is supported by the National Planning 
Policy Framework and through the Governments programme to achieve zero carbon 
developments. Thresholds stated are – Residential developments of greater than 50 no. units, 
Non- residential proposals with floor space exceeding 1000 square metres, Outline 
Applications with a site area greater than 0.5 ha. 

CBC Environmental Health (PB; received 22/07/2019) 
5.128 Thank you for the opportunity to comment on the above application. Health Protection have 

serious concerns as to the suitability of the above site for residential accommodation from two 
main sources – Odour, from the Anglian Water Sewage Treatment Works (STW) and Noise, 
which the applicant has attempted to address in the WBM noise assessment report which has 
been updated on previous versions dated 01 May 2019. Health Protection would wish to object 
to this proposal on the grounds of noise from HGV vehicle movements 24 hours a day, noise 
from one of Corby’s noisy main roads as identified by DoT, and odour/ noise which would at 
times make all external areas football fields, paths, green spaces unusable by residents, the 
mitigation measures are limited a full good acoustic design principles must be undertaken to 
fulfil the National Planning Policy brief.  

5.129 WBM have produced a report to address some of the concerns which were highlighted in the 
previous noise assessments such as Tata Steel being on close down during the assessment 
indicators. Tata Steel have been included now, and according to Paragraph 5.2 the report 
states ‘….industrial noise from the surrounding uses become more significant.’ However, no 
data is presented to show Maximum noise levels from the timber mill, Oakley Waste Plant, 
BOC, PC Howard’s distribution etc. Unfortunately without supporting data to back up the 
following Statement’ …. it is considered that industrial noise, although present, is not dominant 
and the guidance of ProPG can still be followed’. Good acoustic design will start with the initial 
design phase, such that the orientation of buildings will design the buildings so that non noise 
sensitive rooms will be orientated towards the noise sources and noise sensitive rooms away 
from them. No good acoustic design is proposed, only mitigation – by supplying sealed 
acoustic glazing units (with vents). This limits users from opening windows, which would allow 
‘fresh’ air in, although the odour from the STW would be a factor when the wind direction is 
from the South- South-East. It is unknown at present the peak noise levels from the industries 
are not presented, so no decisions can be forthcoming from Health Protection on these 
matters.  

5.130 Weldon Road (A427) was identified by the Department of Transport (DoT) as one of Corby’s 
most noise polluting roads (along with parts of Oakley Road, in data which allowed Council’s 
(County and Borough Council’s) to arrange schemes to minimise road traffic noise pollution, 
Northamptonshire County Council was the Primary Authority (as the Highways Authority) with 
the District & Borough Council’s taking a secondary responsibility.  

5.131 As can be seen within the report, the survey was survey was carried out the week beginning 
25th March 2019. However, Major roadworks were going on at The Stamford Road (A43) and 
Geddington road to create a new roundabout (which was a 30 week project) and traffic was 
not at normal levels, due to this work, this was followed by a further 8 week period of traffic 
lights on Geddington Road all of which have now cleared. Road conditions are as normal now, 
and new data should be submitted to provide up to date advice to the applicant and members 
as to the acoustic levels currently in place on which both amenity land and residential premises 
would be affected.  
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5.132 The crane generator mentioned throughout section 4.2 is a matter which can cause data 
irregularities, i.e. the calculated level was as low as 36 dB LAeq whereas no measured 
readings even in the evening were above 43dB La , eq daytime they varied between daytime 
54 LAeq , evening 50-54 LAeq and night 48-50 LAeq . Therefore this figure cannot be taken 
and acoustically would be rounded up plus additions depending on how close the two 
logarithmic numbers were to each other. Therefore should not be considered to be as low as 
36 LAeq, as this is purely a calculated measure not based on the real life measurements. It 
was noted in the report that HGV vehicle movements were noted during measurements but 
have been discounted as they will be stopped at the time of construction. Corby B, understand 
that Tata Steel, even when the land was sold, have a right of way which would include access 
for HGV’s. As such, these should and must be included with a full Bs4142:2014 assessment 
as these are important noise sources that will impact upon residential amenity at hours when 
the steel plant is open (24 hours a day as on page 16 of the previous committee report for 
application 18/00629/OUT). As stated previously, mitigation measures have been undertaken, 
but no details of good acoustic design principles, materials used in the construction of the 
fabric of the buildings, physical orientation of premises away from noise sources and so on, 
only ‘ fixed unit double glazing with acoustic vents’. As a mitigation, good acoustic design 
encompasses a whole range of planning & design criteria and more needs to be looked at. 

CBC Housing Strategy (received 26/06/2019) 
5.133 Further to your request dated 26th June 2019 in respect of this resubmission of a planning 

application please see comments below from Housing Strategy which remain similar to those 
submitted as part of the consultation on the original application (18/00629/OUT) 

5.134 The submitted proposed development is consistent with the growth ambitions for the Borough 
and with the Council’s Corporate Plan and priority 2.1 in particular ‘To build new houses for 
sale and rent and to improve existing stock’ The development will also significantly help to 
maintain a supply of specific deliverable sites and maintains the 5 year land supply for the 
Borough.  

5.135 This development is also a significant opportunity to provide much needed ‘Affordable 
Housing’ with particular reference to Policy 30 of the adopted Joint Core Strategy 2011-31 for 
North Northamptonshire which states that the local planning authority will seek the provision 
of affordable housing in line with the following targets: 

Corby is designated as a Growth Town within the adopted Joint Core Strategy and as such a 
total 30% of total dwellings on the site should be of an affordable tenure, the exact tenure ‘mix’ 
of which should be determined in conjunction with Housing Strategy staff, but could include 
both rented and low cost home ownership housing. The type and tenure of the affordable 
housing on the development should be based upon definitions within the revised National 
Planning Policy Framework (July 2018) and discussions will be required to ensure that the 
proposed provision within the site is both appropriate and meets local housing need. 

5.136 Engagement with interested Housing Providers, including the local Council, should be 
convened throughout the planning and development of the site to address the aspirations of 
the local population and those who may migrate into the Borough as a result of this 
development. 

5.137 Engagement with interested Housing Providers, including the local Council, should be 
convened throughout the planning and development of the site to address the aspirations of 
the local population and those who may migrate into the Borough as a result of this 
development. 

5.138 The Strategic Housing Market Assessment (SHMA) which was compiled in 2012 and updated 
in 2015, demonstrates the considerable need for affordable housing within the Borough. This 
demand remains undiminished with local housing need for social and affordable rented 
accommodation currently high and is likely to remain so into the foreseeable future with a total 
of 1,490 households (June 2019) now registered on the housing waiting list.  

5.139 Alternative housing provision of the most popular size (1 & 2 bedroomed) in the Private Rented 
sector is now relatively scarce and where available very expensive and beyond the means of 
many local residents – thus the need for social and affordable rented properties is further re-
inforced. 

http://www.nnjpdu.org.uk/publications/adopted-north-northamptonshire-joint-core-strategy-2011-2031/
http://www.nnjpdu.org.uk/publications/adopted-north-northamptonshire-joint-core-strategy-2011-2031/
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5.140 It is noted that there are 73 fewer properties proposed within this new application, but it is 
hoped that there remains the intention to include a selection of 1 to 4 bedroomed properties, 
potentially still including a small number of bungalows, as per the original application, which 
are always in high demand, but rarely provided by commercial developers. 

In conclusion this development has our support on the basis of 30% affordable housing 
provision being achieved on-site. 

6.  Advertisement/Representations: 
1. 47 Neighbour notification letters sent. 

2. Five (5) representations received 

6.1 Issues raised (in support) 

• This is a brownfield site where local and national policy support regeneration and 
housing 

• The development will provide much needed new homes and offer an alternative, less 
expensive option to big developments like Priors Hall 

• It will help support local businesses 
• Corby has far too much industrial land for the size of the town 
• The new play area, football pitch and local shop will be well used by the local 

community 
• The development will improve the appearance of this prominent, neglected site 
• It will not affect existing residents, unlike many new developments in the borough 
• It is close to shops and schools 
• Flats are already being provided on the site and this scheme will help create a new 

community within the town 
• It includes affordable housing 
• I lived in Derby and my circumstances changed so I wanted to move to Corby. In order 

to be closer to my place of work which is in Corby however, I found it extremely difficult 
to find a 1 or 2 bedroom apartment/house to live in Corby. I registered with local estate 
agents and they would send me potential property's that fit my search parameters but 
every time I asked if I could view it, it had been let as there is a shortage of good quality 
affordable housing in Corby. I support the above planning submission as it will provide 
new good quality housing to Corby which can be bought or rented so I can live and 
work in Corby in a good level of housing in a great location. Corby council should be 
promoting new attractive schemes on this brownfield site, in a great location please 
approve.  

6.2 Issues raised (Objection) 

• Insufficient information has been submitted to confirm that the amenity of future 
residential occupiers would not be unacceptably impacted by the existing prevailing 
noise environment. 

• The Site is located within a heavily industrialised area, and residential development 
within such close proximity to ongoing industrial operations could result in an 
unacceptable living environment for new residents, which could result in complaints 
against existing businesses. 

• Existing businesses and facilities should not have unreasonable restrictions placed on 
them as a result of development permitted after they were established. Where the 
operation of an existing business or community facility could have a significant adverse 
effect on new development (including changes of use) in its vicinity, the applicant (or 
'agent of change') should be required to provide suitable mitigation before the 
development has been completed. 

• This application is a resubmission of refused application 18/00629/OUT, and believe 
that it should be refused again as it is contrary to policy regarding the retention of 
employment land and the inappropriate nature of the site for residential development. 
In particular we object to this planning application on the grounds that insufficient 
information has been submitted to confirm that the amenity of future residential 
occupiers would not be unacceptably impacted by the existing prevailing noise 
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environment produced by neighbouring employers, notably including BOC (30 metres 
from the application Site) and TATA Steel (adjoining the Site). 

• In particular, BOC are concerned at the lack of an adequate noise survey and the 
absence of a suitably detailed noise mitigation scheme from the applicant which would 
demonstrate, prior to the grant of consent that unacceptable noise impacts for future 
residents are able to be mitigated. Further detail is needed now in order to allow the 
potential requirement for 'material' mitigation measures, such as noise attenuation 
bunds, acoustic fences or significant building re-design to be specified and addressed 
through the application, and shown in the applicant's site layout and other drawings 
submitted for approval. 

• BOC has instructed IOM (acoustic consultancy experts) to analyse the applicants noise 
report in order to determine whether residential development, as currently proposed in 
this application would be acceptable, and if so, what level of mitigation would be 
necessary to ensure the amenity of future residential occupiers would not be 
unacceptably impacted by the prevailing noise environment arising from nearby 
industrial, manufacturing and warehouse businesses. The IOM acoustic consultant’s 
response identifies several inadequacies with the applicants current noise report, not 
least that the 24 hour surveys were not undertaken when BOC and others had fully 
operational activities taking place at night. Most significant is that TATA's steel works 
were not operational at the time the survey was undertaken. 

• BOC produces industrial gases for the healthcare, industrial, construction and 
hospitality industries in the form of cylinder gas, special products (refrigerants, 
industrial chemicals/gases, and liquid helium for medical scanners for example) and 
the bulk delivery of liquefied industrial gases by tanker. BOC's operations in Corby are 
permitted to operate 24 hours a day in order to supply important clients such as 
hospitals. Any restrictions placed on BOC's operations would be contrary to NPPF 
policy and would impact on the local economy. BOC's site in Corby is located 
approximately 30m metres west of the planning application site. The noise arising from 
operations outlined above has the potential to render the Site unsuitable for residential 
development unless appropriate mitigation can be provided. 

• If planning application 19/00300/OUT is approved in its current form extra burdens and 
constraints could be placed on BOC's existing business operations, causing it to modify 
its operations and possibly impinge on its productivity and long term viability, with 
resultant negative impacts upon the local economy and jobs. 

• Tata Steel remain of the firm view that the proposal fails to properly consider the 
relationship between the Proposal and the existing unrestricted heavy industrial uses 
adjoining the site, include Tata Steel's West Works, to contrary to the requirements of 
Policy 8 of the North Northamptonshire Joint Core Strategy, Paragraph 182 of the 
Framework and the relevant British Standards. The Noise Assessment submitted by 
the Applicant takes no account of the Noise Assessment submitted by Tata Steel in 
support of their objection to the previous application on this site and makes no attempt 
to consider the potential industrial noise from the Tata Steel site when this comes back 
into operation (instead seeking to ignore the fact that it is not currently operation or that 
it has the potential to generate extremely high levels of noise through the day and 
night). No mitigation strategy is proposed in the applicant's Noise Assessment and, 
even if one was, we are firmly of the view that a full planning application is needed in 
order to provide the level of detail required to understand whether an appropriate 
mitigation strategy is achievable, so as not to compromise the currently unrestricted 
operation of Tata Steel's West Works. 

• Re Prior approval for the conversion of the existing office buildings at the application 
site, it is important to highlight that we consider no weight should be given to the prior 
approval for the conversion of the offices on this site contrary to the case presented in 
the Planning Statement. The reason for this is that, unlike a planning permission, Prior 
Approvals need to be complete by a certain date. In this instance that date is in 
November this year. There has been no meaningful start with the conversion of the 
office building to date and there is no reasonable prospect of the 71 apartments being 
completed in the next 3 months. 



26 
049 

• The submitted noise survey is inadequate and does not comply with the relevant British 
Standards or the National Planning Policy Framework. The submitted noise survey 
does not properly consider the potential implications of the unrestricted and long-
established industrial use within Tata's West Works which is located within a matter of 
metres of the eastern boundary of the Application Site’ 

• The application therefore fails to comply with the provisions of Paragraph 182 of the 
National Planning Policy Framework, which states: 
"Planning policies and decisions should ensure that new development can be 
integrated effectively with existing businesses and community facilities (such as places 
of worship, pubs, music venues and, sports clubs). Existing businesses and facilities 
should not have unreasonable restrictions placed on them as a result of development 
permitted after they were established. Where the operation of an existing business or 
community facility could have a significant adverse effect on new development 
(including changes of use) in its vicinity, the applicant (or 'agent of change? should be 
required to provide suitable mitigation before the development has been completed." 

• In the Noise Assessment the masterplan identifies the area in the north eastern corner 
of the application site to be Live Work units, whereas the other masterplans identify 
this as a 'Future development parcel'. The proposed use of this part of the site needs 
to be confirmed. If Live Work units are proposed here, then they will need to be 
considered as residential units for the purposes of the Noise Assessment. 

• The north eastern corner of the Application Site is within the red line, but for some 
unknown reason is not included in the description of the development. If this land is in 
the red line then it is part of the application and needs to be considered as such. It is 
inappropriate to suggest this is a future development parcel for consideration at a 
separate time. 

• During the previous application a Noise Assessment was instructed by Tata Steel in 
order to support their understanding of the impact a residential development would 
have on their currently unrestricted industrial operation in accordance with the 
provisions of the relevant the Local Development Plan, British Standards and the 
National Planning Policy Framework. This process identified that extremely high noise 
levels could be generated from Tata's industrial operation in the West Works. It 
remains Tata Steel's intention to bring this part of the site back into active use and, 
even if this was not the case, this is still an industrial site with an unrestricted industrial 
use and its potential future operation need to be considered in order to ensure this site 
is not sterilised by the Proposal. The applicant's Noise Assessment fails to do this. 

7. Officer’s Assessment 
7.1 Key Determining Issues: 

The main considerations in the determination of this application relate: (i) to the suitability of 
the site to accommodate the development and, (ii) the impact on amenities. 

Conformity with the Development Plan and Material Considerations 
7.2 The NPPF attaches great importance to the design of the built environment, stating good 

design is a key aspect of sustainable development and should contribute positively to making 
places better for people. It stresses the need to plan positively for the achievement of high 
quality and inclusive design for all development. While it states that local authorities should 
not impose architectural styles or particular tastes, it reinforces that it is also important to 
consider local character and distinctiveness.  

7.3 In addition to the specific NPPF requirements set out above, paragraph 39 stipulates that 
applicants will be expected to work closely with those directly affected by their proposals to 
evolve designs that take account of the views of the community. Proposals that can 
demonstrate this in developing the design of the new development should be looked on more 
favourably. 

7.4 The application form at question 23 indicates that no pre-application advice or assistance has 
been sought from the Council. The NPPF from paragraph 39 extols the virtues of applicants 
engaging in pre-application discussion with the council to resolve any issues that may arise to 
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help applicants avoid any unnecessary delays and costs. The site is surrounded by 
industrial/employment landuses and arguably, the proposal constitutes an isolated residential 
use in the middle of industrial/employment area; potentially to the detriment of residential 
amenities of the proposed development. The site is basically without adequate connectivity to 
essential services or Corby Town centre. Nonetheless, it remains to be seen whether the 
development is acceptable insofar as all material considerations is concerned. 

7.5 Policy 22 of the Joint Core Strategy (JCS) aims to safeguard existing and committed 
employment sites for employment use; unless it can be demonstrated that there is no 
reasonable prospect of the site being used for that purpose; and that an alternative use would 
resolve existing conflicts between land uses. The site was last in use for employment. Despite 
an oversupply of employment land in the Borough, the Employment Land Review has 
indicated that adjacent land "site ELR32" is of reasonable quality for strategic employment 
development in the future and should be considered in the future review of the JCS to help 
meet Corby's job growth targets.  Future employment use on site ELR32 would be 
compromised by the current proposal. In the absence of further evidence of a lack of developer 
interest for redevelopment as an employment use, it is considered that the proposal is contrary 
to Policy 22 of the Joint Core Strategy (JCS) and employment aim of the NPPF (2019). 

Design, Layout and the Effect on the Character and Appearance of the Surrounding 
Area 

7.6 The JCS at policy 8 describes the principles that proposed development must take into 
account with regards to its effect on the character and appearance of an area. 

7.7 The government at chapter 12 of the NPPF says it attaches great importance to the design of 
the built environment. It goes on to advise: that good design is a key aspect of sustainable 
development, is indivisible from good planning and should contribute positively to making 
places better for people.  

7.8 The area surrounding area of the application site is industrial in character. JCS Policy 8(d)(i) 
urges developments to create local character by responding to the site’s immediate and wider 
context and local character to create new streets, spaces and buildings which draw on the 
best of that local character without stifling innovation. The current proposal introduces 
residential type development into an industrial type context; and endeavours to create a sense 
of place. 

7.9 Proposed indicative layout features a crescent-shaped spine road to the southern/forecourt 
part of the site (using the existing access off Weldon Road) from which further residential 
road(s) radiate. The forecourt area of the site would be occupied by proposed 3-storey block 
of mixed-use building; and extensive car parking provision.  

7.10 There are two multi-storey blocks formerly in use as offices when TATA Steel occupied the 
site. The two blocks are located to the southwest and southeast part of the site.  The proposed 
dwellinghouses are located in the main to the northwest part of the site. The northeast corner 
of the site is annotated ‘future development site’. 

7.11 Policy 15 (Well-connected towns, Villages and Neighbourhoods) states that development and 
investment should: ‘Improve local integration by ensuring well-connected street networks, very 
limited use of cul-de-sacs (which should be short in length) and low design speeds for 
residential roads to allow cycling on street and pedestrian priority’ and ‘extend the existing 
Green Infrastructure network into new development and linking existing open spaces together 
through the provision of either new Green Infrastructure’ or ‘Green Streets’. The application is 
deficient in providing any evidence to show that the development will be able to provide safe, 
secure and direct routes to local facilities. It is considered that the proposed development and 
its connections with the local facilities, although walkable, lacks direct routes; walking routes 
to the local shops on Phoenix Parkway are along existing roads with commercial and industrial 
units, meaning there is no surveillance onto the street. Whereas, walking routes to the nearest 
Primary School would mean walking along Weldon Road, an existing 40mph dual 
carriageway, which is not safe for parents and young children. The proposal is therefore 
contrary to Policy 15 of the North Northamptonshire Joint Core Strategy (2011–2031) and the 
NPPF (2019). 
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Neighbouring Amenity 
7.12 The JCS at policy 8(e)(i) details policy relating to the protection of amenity of neighbouring 

occupiers. At chapter 12 of the NPPF, the government requires new development to provide 
'a good standard of amenity for all existing and future occupants of land and buildings.' It is 
considered that there are severe reservations about the suitability of the site to be used for 
residential accommodation; e.g. from the surrounding: (i) noise environment of Weldon Road, 
Tata Steel, UK Timber, Oakland International; (ii) odorous environment of Viridor waste 
disposal site or from air pollution from sewage treatment works opposite; (iii) UK Timber with 
saw mill on the Eastern side of the application site abutting the boundary fence which will have 
issues with particulate emissions and noise; (iv) Ground contamination issues. In the absence 
of satisfactory demonstrable information that the issues around amenity, including odour and 
contamination, can be adequately mitigated, development of the site for housing is 
unacceptable. The proposal is therefore contrary to Policy 8 of the North Northamptonshire 
Joint Core Strategy (2011–2031) and the NPPF (2019). 

Housing Supply     
7.13  In the Appeal Decision Appeal Decision APP/U2805/W/17/3176172 (Council ref: 00066/OUT), 

the Inspector noted “… the 5 year supply on the Council’s assessment is only achieved by 
some 12 dwellings, I consider it would be unsafe to conclude that there is a 5 year supply as 
part of this appeal. However, I acknowledge that this determination is finely balanced and the 
Council may be able to provide additional evidence in future to satisfy the Framework test on 
deliverability. Furthermore, I acknowledge that the site would only provide for up to 31 
dwellings including affordable housing compliant with JCS policy 30. Its modest scale limits 
the weight of its provision somewhat”. The application would make a significant contribution 
to the Council's housing targets and would accord with the overall housing objectives of the 
Local Plan. A contribution to the housing target does not overcome the principle of 
unacceptability of the proposed development. 

  Car Parking and Amenity space   

7.14 Presently the LHA cannot support the application and require further information to fully 
assess the proposals as noted above; and without which the application cannot be fully be 
assessed; particularly given that access is to be decided in the current submission with all 
other matters reserved. Therefore, objection is therefore raised on Highways grounds. A 
children’s play area (to the central part of the site) and a football field (to the southeast corner 
of the site) are proposed.  

Planning Contributions/ S106 

7.15 No s106/affordable housing was proposed in this application submission. No viability report 
was submitted with this application. If the Local Planning Authority is minded to support the 
current application, a viability report would be required and same would need to be 
independently assessed at the applicant’s cost. 

8. Conclusion 
8.1  The development would be located within employment area. Future employment use on site 

ELR32 would be compromised by the current proposal. In the absence of further evidence of 
a lack of developer interest for redevelopment as an employment use, and until the developer 
is able to satisfactorily demonstrate that a number of issues around amenities, including odour 
and contamination, can be adequately mitigated, development of the site for housing is 
unacceptable. The proposal is contrary to “Saved” Policy P10(R) of the Corby Borough Local 
Plan and Policies 8, 15, 22 and of the North Northamptonshire Joint Core Strategy (2011–
2031); and guidance within the National Planning Policy Framework (2019); and is 
unacceptable. 

9. Recommendation 
Refuse for the following reasons: 

1. Policy 22 of the Joint Core Strategy (JCS) aims to safeguard existing and committed 
employment sites for employment use; unless it can be demonstrated that there is no 
reasonable prospect of the site being used for that purpose; and that an alternative use 
would resolve existing conflicts between land uses. The site was last in use for 
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employment. Despite an oversupply of employment land in the Borough, the Employment 
Land Review has indicated that adjacent land "site ELR32" is of reasonable quality for 
strategic employment development in the future and should be considered in the future 
review of the JCS to help meet Corby's job growth targets.  Future employment use on 
site ELR32 would be compromised by the current proposal. In the absence of further 
evidence of a lack of developer interest for redevelopment as an employment use, it is 
considered that the proposal is contrary to Policy 22 of the North Northamptonshire Joint 
Core Strategy (2011–2031) and employment aim of the NPPF (2019). 

2. Policy 15 (Well-connected towns, villages and neighbourhoods of the JCS) states that 
‘development and investment should: ‘Improve local integration by ensuring well-
connected street networks, very limited use of cul-de-sacs (which should be short in 
length) and low design speeds for residential roads to allow cycling on street and 
pedestrian priority’ and ‘extend the existing Green Infrastructure network into new 
development and linking existing open spaces together through the provision of either 
new Green Infrastructure’ or ‘Green Streets’. The application is deficient in providing any 
evidence to show that the development will be able to provide safe, secure and direct 
routes to local facilities. It is considered that the proposed development and its 
connections with the local facilities, although walkable, lacks direct routes; walking routes 
to the local shops on Phoenix Parkway are along existing roads with commercial and 
industrial units, meaning there is no surveillance onto the street. Whereas, walking routes 
to the nearest Primary School would mean walking along Weldon Road, an existing 
40mph dual carriageway, which is not safe for parents and young children. These 
deficiencies would be likely to be harmful to amenities of prospective occupiers of the 
development and is unacceptable. The proposal is contrary to Policy 15 of the North 
Northamptonshire Joint Core Strategy (2011–2031) and the NPPF (2019). 

3. It is considered that there are severe reservations about the suitability of the site to be 
used for residential accommodation; e.g. from the surrounding: (i) noise environment of 
Weldon Road, Tata Steel, UK Timber, Oakland International; (ii) odorous environment of 
Viridor waste disposal site or from air pollution from sewage treatment works opposite; 
(iii) UK Timber with saw mill on the Eastern side of the application site abutting the 
boundary fence which will have issues with particulate emissions and noise; (iv) Ground 
contamination issues/ land stability of the site. These adverse conditions would be likely 
to be harmful to amenities of prospective occupiers of the development and is 
unacceptable. In the absence of satisfactory demonstrable information that the issues 
around amenities, including odour and contamination, can be adequately mitigated, 
development of the site for housing is unacceptable. The proposal is therefore contrary to 
Policy 8 of the North Northamptonshire Joint Core Strategy (2011–2031) and the NPPF 
(2019). 

4. Application 19/00300/OUT is deficient in providing adequate details to overcome reason 
4 for refusal of application 18/00629/OUT. Policy 30 (Housing Mix and Tenure) of NNJCS 
refers to Nationally Described Spaced Standards for assessing housing development(s). 
In the absence of necessary information, it considered that the proposed development 
would be deficient in some internal space provision and room sizes; without which the 
proposed development is considered sub-standard and would be likely to be harmful to 
amenities of future occupiers of the development; this is unacceptable. The proposal is 
contrary to Policy 8 of the North Northamptonshire Joint Core Strategy (2011–2031) and 
the NPPF (2019). 

5. Application 19/00300/OUT is deficient in providing adequate details to overcome reason 
5 for refusal of application 18/00629/OUT. The proposed indicative layout is 
unsatisfactory in failing to provide the necessary information; without which it is 
considered: (i) the proposed layout around the new mixed-use block/building to the 
forecourt area fronting Weldon Road; does not make dedicated provision to capture 
passing trade; (ii) lacking in satisfactory parking layout arrangement. It is considered that 
these deficiencies would be likely to cause harm to amenities; this is unacceptable. The 
proposal is contrary to Policy 8 of the North Northamptonshire Joint Core Strategy (2011–
2031) and the NPPF (2019). 
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10. Informative 
10.1  No viability report received, no S106 Contributions or Affordable Housing proposed. A viability 

report is required and same would need to be independently assessed prior to determination 
if the Local Planning Authority minded to support the development (in light of all other material 
considerations). 

10.2  Pre-app advice 18/00138/PRC (dated 25/04/2018) 
I write further to your pre-application enquiry made to the Development Management Team of 
Corby Borough Council received on 19th March 2018. I apologise for the delay in responding 
to you, and for any inconvenience this may have caused. 
Having carried a site visit on the 23rd March 2018 assessed your pre-application submission 
in detail I would offer the following comments and observations: 
Site and Surroundings 
The subject site is a generous parcel of land that was formerly occupied by Tata Steel and it 
two circa 1960s office buildings. The site is accessed off Weldon Road situated in a 
predominately industrial area; to the South of the site are sewage works. 
Principle of Development 
The National Planning Policy Framework (2012) paragraph 11 clearly states that applications 
for planning permission must be determined in accordance with the development plan unless 
material consideration indicate otherwise. 
The application proposal encounters a policy obstacle, policy 22 Delivering Economic 
Prosperity of the North Northamptonshire Joint Core (2016) expresses the preference to 
safeguard existing and committed employment sites for employment use unless it can be 
demonstrated by the applicant that there is no reasonable prospect of the site being used for 
that purpose and that an alternative use would resolve existing conflicts between land uses. 
Equally important is Policy 8 of the North Northamptonshire Joint Core Strategy (2016) due to 
the nature of the surrounding land uses. 
During the course of our meeting on the 201h February 2018 you alluded to your prior approval 
application reference: 16/00426/PAC3 for change of use of the former Tata Steel Head offices 
buildings; from office to residential. You stated the point that this sets a precedent for the 
residential redevelopment of the subject site I am not persuaded that this is a correct position 
to be adopted for the following reasons: 
The proposal referenced;16/00426/PAC3 falls to be considered within Schedule 2, Part 3, 
Class 0 of the Town and Country Planning (General Permitted Development) (England) Order 
2015 (as amended) which allows for such development subject to a determination by the Local 
Planning Authority as to whether Prior- Approval will be required. The application was not 
seeking full planning permission and Schedule 2, Part 3, Class 0 of the Town and Country 
Planning (General Permitted Development) (England) Order 2016 only permits the Local 
Planning Authority to take the following factors into consideration in the determination of such 
an application: 

(a) transport and highways impacts of the development; 
(b) contamination risks on site; 
(c) flooding risks on site; and 
(d) impacts of noise from commercial premises on the intended occupiers of the 

development. 
In considering an application for prior approval under Class 0, Paragraph 10b of Section W 
states that the local planning authority shall "have regard to the National Planning Policy 
Framework.... so far as relevant to the subject matter of the prior approval, as if the application 
were a planning application". As such, the prior approval application must be assessed against 
transport and highways impact, contamination, noise from commercial uses and flooding risks 
only. The local planning authority is not directed, as a matter of law, to determine applications 
for prior approval under Class 0 with reference to the Development Plan. The Local Planning 
Authority may also grant prior approval unconditionally or subject to conditions reasonably 
related to the subject matter of the prior approval. 

The development proposal for the application site would have to be judged on its merits 
without dependency on the prior approval change of use of the two office buildings on the 
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site from office to residential (application ref: 16/00426/PAC3) and will determine the 
application with reference to the Development Plan. 

In this context it is material to note that, a prior approval application cannot be linked to 
demolition in order for conversion from office to residential to take place. I have outlined the 
various aspects of development plan policies that would be infringed in my view without 
justification by your proposed development. 

Character and Appearance 

The proposed scheme is for full planning permission and therefore issues relating to design 
are to be commented upon at this stage. The scheme seeks to make efficient use of the 
subject site however there are elements of the proposed scheme that require a major review 
in particular, the scheme lacks any integration with existing or proposed cycle, pedestrian 
routes. Policy 8 North Northamptonshire (Adopted 2016) Place Shaping Principles requires 
that development proposals create connectivity that avoids dead ends and allows for 
integration into the wider settlements and connects to existing services and facilities. 

There are no indications in your pre application submission on how you would comply with 
other elements of Policy 8 which requires that developments ensure the quality of life of future 
occupiers by protecting amenity by not resulting in an unacceptable impact on amenity by 
reason of noise vibration, smell or other pollution. There are surrounding the site industrial 
uses and to the South of the site are sewage works. 

The proposed scheme makes little or no provision for onsite convenience facilities and what 
is presented is a residential scheme, which has at its gateway two former circa 1960s office 
blocks; that tower over residential properties to the western and eastern end of the site. The 
proposal to have two further towers of apartment blocks, in close proximity to the existing 
office buildings presents a scheme that creates a sense of enclosure. The scheme would 
results in adverse impact upon the sun light and daylight of adjoining dwelling houses. 

11. Background Papers 
2226C AK0006 F03 Parameters Plan dated 29/04/2019 received 18/06/2019 
2226 SK0501 F01 Site Analysis dated 00/00/00 received 18/06/2019 
2226 AL0101 P04 Location Plan dated November 2015 received 18/06/2019 
3024.Tata.DShaw.AIA Arboricultural Implications Assessment dated 05/01/2017 received 
18/06/2019 
3024.Tata.DShaw.AIP Arboricultural Implications Plan dated 22/06/2018 received 18/06/2019 
J2931A/2/F1 Air Quality Assessment dated 27/07/2018 received 18/06/2019 
17-0318 Extended Phase 1 Report dated 02/06/2017 received 18/06/2019 
Flood Risk Assessment received 18/06/2019 
Planning Statement dated June 2019 received 18/06/2019 
Is.MK.10-7107 Addendum letter to site condition report following refusal of above referenced 
application prepared by David Shaw Town Planning dated 06/06/2019 received 18/06/2019 
J2931 Odour Assessment dated 14/09/2018 received 18/06/2019 
ASC.16.684 Topographical survey as at November 2016 – sheet one of three dated 29/11/2016 
received 18/06/2019 
ASC.16.685 Topographical survey as at November 2016 – sheet two of three dated 29/11/2016 
received 18/06/2019 
ASC.16.685 Topographical survey as at November 2016 – sheet thee of three dated 29/11/2016 
received 18/06/2019 
jgv/18001/TS/v1 Transport Statement dated 14/07/2018 received 18/06/2019 
4919/rev1 Noise Assessment Report dated 01/05/2019 received 18/06/2019 
1857 Rev D – FRA & DS Appendix 4 Micro Drainage Calculations: Existing Discharge Rates dated 
June 2019 received 15/07/2019 
1857 –  Rev D – FRA & DS Flood Risk Assessment & Sustainable Drainage Strategy dated June 
2019 received 15/07/2019 
Officer to Contact  
Kokoete Ekanem 
01536 464058 
Kokoete. Ekanem@corby.gov.uk      


