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Development Control Committee  
 

  13 December 2016 

16/00131/DPA Demolition of existing buildings and erection of 32 affordable 
homes with associated access, parking and landscaping at 
Hazelwood House, Forest Gate Road, Corby for Orbit Group Ltd 

Background 

1. This application relates to a site of some 0.8 hectares and located off Forest Gate Road in 
Corby.  The site is close to the town centre and is bordered by a telephone exchange to the 
north, West Glebe Park to the east, a playground & skate park to the south east, the West 
Glebe Day Centre to the south and Forest Gate Road, an ambulance station, pharmacy and 
medical centre to the west.  

2. The surrounding area is varied in character and also includes a public house and residential 
to the west side of Forest Gate Road, a pavilion and sports pitches to the east and a public 
park (Coronation Park) to the south of nearby Cottingham Road. 

3. The proposed development is located on the former site of Hazelwood House and the Forest 
Gate Centre. Both of these facilities provided community care and mental health services for 
adults and children with physical and learning disabilities; however the day centre was 
relocated to another site in Corby in February 2014, leaving the site available for 
development. 

4. In 2014 an outline planning approval was secured for 27 dwellings under application 
reference 14/00029/OUT. The reason for approval was as follows... 

‘Having regard to the existing pattern of development in the area and the relevant provisions 
of local, regional and national policies, it is considered that, subject to compliance with the 
conditions attached to this permission, the proposed development of up to 27 dwellings on 
land at Forest Gate Road would be of a size and scale which will not materially harm the 
character or appearance of the area, whilst preserving the amenity of future residents and not 
harming the existing uses which surround the site.  The mitigation within the S106 Agreement 
is also considered to be acceptable. Furthermore the development will accord with the 
principles of sustainable development and as such the application meets in accordance with 
Policies 13 and 14 of the North Northamptonshire Core Spatial Strategy and ‘Saved’ Policy 
P1(E) of the Corby Borough Local Plan.’  

5. Since 2014 the proposal has been progressed by a registered social landlord in order to bring 
forward an affordable housing scheme that still meets the principles of the density and 
housing mix as approved under the 2014 outline permission. 

 Description 

6. The application is a detailed application for demolition of the existing buildings and 
redevelopment of site to provide 32 affordable residential dwellings, together with associated 
access, parking and landscaping. 

 Site History 

7. A brief history of the site comprises the following applications: 

 97/00251/CO – Erection of a new single storey Day Centre with entrance drive and car 
parking (Consultation from Northamptonshire County Council) 

 14/00029/OUT - Demolition of the existing buildings and redevelopment for up to 27 
dwellings – Approved 

 Policy 

8. Section 38(6) of the Planning and Compulsory Purchase Act 2004, still requires all 
applications for planning permission to be determined in accordance with the Development 
Plan, unless material considerations indicate otherwise.  
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9. The National Planning Policy Framework (NPPF) was adopted by Government in 2012 and 
sets out the planning policies for England and how they are expected to be applied. The 
NPPF is a material consideration in planning decisions.  

National Policy and Guidance 

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

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

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

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

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

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

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

North Northamptonshire Joint Core Strategy 

The North Northamptonshire Joint Core Strategy was adopted in July 2016 by the Joint 
Committee representing the Councils of Corby, East Northamptonshire, Kettering and 
Wellingborough and Northamptonshire County Council.  This is now the strategic plan for the 
period up to 2031. The following policies are relevant to the application under consideration: 

17. Policy 1 states that when considering development proposals the Local Planning Authority 
would take a positive approach that reflects the presumption in favour of sustainable 
development contained in the NPPF.  

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

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

20. Policy 5 requires that development should contribute towards reducing the risk of flooding 
and to the protection and improvement of the quality of the water environment.  
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21. Policy 6 requires that where development is situated on a site with known or high likelihood 
of contamination, remediation strategies to manage this contamination will be required.  

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

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

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

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

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

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

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

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

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

Consultations 

31. The following technical consultees were invited to comment on the application and provided 
below are the comments received:  

 Highway Authority 

 No Objection subject to conditions and based on the streets remaining private.  

 Police Crime Prevention Design Advisor 

 No Objection – makes recommendations that the dwellings should be built to a ‘Secured by 
Design’ criteria and all lighting should be designed and implemented to County schedule. 

 Natural England 

 No Objection - Do not object with regard to statutory nature conservation sites. Have not 
assessed the application for impacts on protected species & refers to standing advice. 

 Ramblers 

 No Objection – Approve of the retention of the footpath to West Glebe Park 

 Housing Strategy Manager 

 No Objection – The proposal is needed and design fits very well in strategic purposes as it 
provides 100% affordable housing 

 Northamptonshire County Council Archaeology 

 No Objection on archaeology grounds 

 Anglian Water 

 No Objection subject to standard conditions 
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 Wildlife Trust 

 No Objection subject to ecological conditions 

 Northamptonshire Lead Local Flood Authority 

 No Objection provided the scheme is constructed according to the Flood Risk Assessment. 
The impacts of surface water drainage have been adequately addressed 

 Environment Agency 

 No Objection subject to condition 

 Environmental Services Contamination 

 No Objection subject to unexpected contamination condition 

 Northamptonshire County Council Development Management 

 No Objection. Seek contributions in regard to education and libraries 

 White Land Strategies Ltd 

 No Objection Economic viability assessment review and confirmation of findings 

 Culture & Leisure  

 No representations received 

 Joint Planning Unit 

 No representations received 

 Advertisement/Representations 

32. Site Notices were erected on lamp post outside the site on 16th May 2016. 

33. Public Notice – The application was advertised in the Evening Telegraph on 12th May 2016.  

34. Neighbour Notification – 

 British Telecommunications 

 National Co-op Chemists Ltd 

 The Medical Centre 

 Ambulance Station 

 West Glebe Day Station 

 Summary of representations 

 None Received  

 Report 

35. The submitted application proposes demolition of existing buildings and development of up to 
32 affordable dwellings with associated works. The dwellings are proposed to be a mix of 2 
and 3 bedroom houses with the breakdown proposed as: 

 20 x 2 bedroom affordable houses 

 12 x 3 bedroom affordable houses  

 Principle of Development 

36. The site was occupied by the Forest Gate Day Centre, which until February 2014, provided 
mental and social care services to the community. This facility has since relocated and so the 
site is no longer required for this purpose. 

37. Given its reasonably central location within the town of Corby, the site is quite secluded from 
view, particularly from Forest Gate Road and Cottingham Road.  It is more visible from West 
Glebe Park to the east but even in this case, there is a belt of mature trees within the park 
which run close to the east boundary of the site. 
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38. The site in its current form makes little visual contribution to the overall character of the area.  
Buildings in the surrounding area vary in their age, use and designs.  The site is in a central 
location, with good access to the town centre and other amenities through a variety of routes, 
including the footpath through Coronation Park that is in the process of being upgraded and 
enhanced. 

39. The surrounding uses are not incompatible with residential development and therefore the 
principle of developing this site for housing is considered to be acceptable in context of local 
and national policies. The submitted application proposes to develop the site for residential 
use with an acceptable density when compared with other similar residential developments. 

40. Outline planning permission was granted in 2014 for the demolition of the existing buildings 
and redevelopment for up to 27 dwellings (14/00029/OUT). By virtue of this approval the site 
was deemed acceptable in principle for residential development subject to mitigation 
measures as detailed within a section 106 agreement. 

41. In regards to the current application, Northamptonshire County Council Development 
Management requests a contribution of £79,944 to go towards primary education. There is no 
identified need for secondary education contributions. In terms of affordable housing Policy 30 
of the Northamptonshire Joint Core Strategy 2016 requires 30% provision in urban areas. The 
application proposed 100% housing which is well above the policy requirement. 

42. The application proposes 32 dwellings which is an increase of 5 units from the 2014 outline 
approval. A key difference is that the current application proposes 100% affordable housing 
and a knock on impact is that the section 106 mitigation measures identified as mainly 
education in 2014 are not able to be met due to viability issues. This has been confirmed by a 
viability assessment that has been assessed and the findings verified by an independent 
economic viability consultant. 

43. The proposed affordable housing scheme helps address the acute shortage of available 
affordable homes within the Borough; therefore the provision of this level of affordable 
housing is deemed to outweigh the relatively low level of primary school education 
contributions (equivalent of 10 pupils) sort as part of the proposal and as such is deemed 
acceptable in principle due to the substantial social benefits this represents through providing 
a supply of affordable housing to help meet the needs of current and future generations. 

44. The application site constitutes previously developed Brownfield land close to Corby town 
centre and within an existing area of mixed tenure residential development. The proposed 
density of approximately 40 dwellings per hectare and is appropriate in context of similar 
close by residential areas.  

45. The proposal is 100% for an affordable housing scheme and will provide much needed 
affordable homes in the area whilst meeting the needs and objectives of strategic national 
and local planning policies in delivering residential dwellings to meet local needs at a density 
appropriate to its surroundings with appropriate vehicular parking provision. Therefore for the 
reasons outline above, the proposal to develop 32 affordable dwellings upon the site is 
acceptable in principle. 

Design, Layout, Scale and Massing 

46. The site in question is some 0.8 hectares in size and is previously developed land. There are 
a number of uses abutting the site and their form varies, so there is little in the way of a 
common built form.  There are residential areas to the north and west of the site which are of 
a more regular and defined pattern of development, but this site is able to set its own layout 
type, by virtue of a large enough scale, and being physically divorced from the nearest 
residential areas.   

47. In terms of boundary treatment the site benefits from existing wire mesh security fencing with 
hedgerows and vegetation which will be retained. New boundary treatments will be installed 
in the form of 2.1 metre close boarded fencing to the rear gardens of the dwellings. 

48. The proposal utilises an existing entrance point from Forest Gate Road. The road is proposed 
to be widened and would run between the ambulance station to the north and the West Glebe 
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Day Centre to the south. The road would continue to serve the West Glebe Day Centre and 
would be usable by pedestrians and vehicles.   

49. In addition to this access, there is also an existing pedestrian link into the park at the south 
east corner of the site. It is desirable to retain this as a pedestrian link so that the residents 
are able to conveniently access the park and beyond that, other amenities and the rail station. 

50. In regards to the overall layout and design of the site, it is influenced by a single access road 
that runs into the site and terminates at a turning head that is large enough to turn a refuse 
lorry. The dwellings are positioned around the road and form a cul-de-sac development with 
frontages onto the street and benefitting from off street parking. Dwellings to the east of the 
site would back onto the park and be shielded by the dense tree belt which exists close to this 
boundary.  Dwellings to the north would back onto the curtilage of the telephone exchange 
which is also considered to be reasonable given the proposed boundary treatment. 

51. Dwellings with frontages facing each other and private rear garden amenity backing onto 
each other have been maintained, whilst the small and limited numbers of car parking courts 
have been located where curtilage parking is not available, with good natural overlooking and 
surveillance. The street scenes developed within the site adopt consistent building lines, 
parking and a high mix of trees and vegetation.  

52. The scale and massing of the proposals have been considered in relation the existing context 
of single and two-storey buildings.  The proposed dwellings would be a mix 2 & 3 bedroom 
houses in fairly generous plots, which is reasonable in context.   

53. Based on the amount, layout and scale details provided, the principle of 32 dwellings in the 
form proposed is considered to be acceptable and has the opportunity to improve the overall 
appearance of the site and how it relates to the surrounding area. The central location in the 
town is ideal for housing and should reduce dependency on the car, which is in accordance 
with Planning Policy. 

54. The building house types on this development are purpose designed to reflect the current 
standards of house type designs as governed by the Homes and Communities Agency. The 
application does fall short of the national space standards for homes as required by Policy 30 
of the North Northamptonshire Joint Core Strategy 2016, however it does meet the HQI 
requirements (standard for affordable housing) and the application was submitted prior to the 
adoption of the JCS in July and therefore during a transition period in terms of adopted policy.  

55. It is deemed that a reasonable level of flexibility should to be given to the proposal in this 
regard and the national space standards are not to be required on this occasion due viability 
issues and the reasons as outlined above. 

56. The buildings have been designed to offer a contemporary design whilst remaining 
sympathetic to traditional composition of roofscape, size and identity. The pallet of materials 
has been chosen to create a high quality and contemporary building envelope which aims to 
provide an uplifting, clean and sharp design facade with the use of red and buff facing brick, 
contrasting brick banding, heads and cills utilised to form a stand out housing development 
amongst the traditional housing which currently typifies the housing stock in this area. 

57. The materials reflect a variation of diversity against the house type and design to give a 
degree of distinction across the new dwellings. The variation of materials is pepper-potted in 
house type throughout the site to create a varied street scene. 

Access, Parking and Traffic 

58. The main road fronting the site is Forest Gate Road. It is proposed to provide access to the 
site directly off Forest Gate Road utilising the existing access point for the school Forest Gate 
and West Glebe Day Centres.  A transport assessment has been submitted in support of the 
application.  

59. The Highway Authority does not object to the proposal based on the streets remaining private 
as they are unable to adopt the road based on the access and parking. There are no 
highways safety concerns that should prevent this proposal. 
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60. Part of the access road is intended to replicate a shared surface arrangement with contrasting 
materials to identify footpaths and pedestrian zones. This arrangement is deemed acceptable 
as it is to be built at an adoptable standard; however it has been confirmed that the road will 
remain as a private drive. 

61. As the proposal will operate upon a private road the Highways Authority has requested that a 
legal undertaking is provided by the developer to ensure that the road is managed and 
maintained in perpetuity. This is a reasonable request that will be required within the Section 
106 agreement.  

62. The development incorporates car parking provision at 1 space for each 2-bedroom property 
and 2 spaces for the 3-bedroom properties which is considered to be an appropriate ratio. All 
dwellings have cycle storage provision and secure garden sheds to store bikes and scooters. 
Given the nature of the development and that it is located near to the town centre and a range 
of other services; parking provision is considered acceptable and in the best interests of 
realising the principles of sustainability in accordance with the National Planning Policy 
Framework.  

Residential Amenity 

63. The application site is bounded by non-residential uses on all four sides.  To the north is the 
telephone exchange, to the east is the park and play/skate equipment, to the south is the 
West Glebe Day Centre and to the west is the ambulance station and medical centre. 

64. None of the uses are considered to be incompatible with residential as a neighbouring use. 
The amenity of the residents of the site is considered to be acceptable with the amenity of 
future residents and the operating conditions of the existing neighbouring uses should not be 
compromised. 

65. Internally the site layout is such that 32 units can be accommodated in such a way that 
privacy and residential amenity will be adequate with no identified conflicts or issues of 
overlooking or overbearing impacts upon neighbouring amenity. It is also noted that the 
existing operating conditions of the neighbouring uses will not be compromised by the 
proposed residential development. This is in line with the requirements of Policy 8 of the 
North Northamptonshire Joint Core Spatial Strategy. 

66. Based on the proposed layout submitted and the relationship with surrounding properties, 
loss of privacy/residential amenity to surrounding properties will not be significant and 
therefore deemed acceptable.   

Landscaping 

67. The proposed layout plan shows private garden areas, alongside each new dwelling, which 
will be appropriately landscaped. All significant existing trees within and along the boundaries 
of the site will be retained within the proposed development with only a small number of low 
value trees being removed to predominantly allow for the access road to enter the site. 

68. No open space provision is proposed due to the close proximity to West Glebe Park. A 
pathway in the south east corner has been retained and enhanced to give convenient and 
fluid access to the large area of open space for the residents.  

69. At this stage we have not been presented with a detailed landscaping scheme however in 
general the private gardens will be laid to lawn whilst in the public realm a native and shrub 
mix is appropriate in its setting whilst enhancing the overall quality and appearance of the 
proposal. It is considered that a more suitable detailed scheme should be submitted and this 
can reasonably be secured by way of a planning condition. 

Drainage 

70. Drainage details were submitted and consultations undertaken with Anglian Water, 
Environment Agency and the Northants County Lead Local Flood Authority. No objections 
were raised subject to conditions. 

71. Taking the above into account it is not considered that drainage or water runoff will be a 
significant issue and should not prevent the granting of planning permission given that it can 
be controlled through the requested conditions. 
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Archaeology 

72. The application included a desk-based assessment which concluded that the likelihood of 
archaeological remains being present is low. The Northants County archaeological officer 
agrees with the findings and offers no objection to the proposal on archaeological grounds. 

Ecology 

73. An ecological assessment has been submitted with the application. The ecological 
assessment and bat survey contains a number of recommendations. Natural England and the 
Wildlife Trust do not object to the submission and make recommendations within the 
assessment to be undertaken via a condition.  

Ground Conditions 

74. A contamination report has been submitted as part of the application and has been consulted 
on with the Environmental Services department. On that basis of the evidence submitted the 
Environmental Protection team are in agreement with the course of action outlined within the 
report and offer no objections subject to contamination conditions. 

Refuse 

75. With regard to refuse and recycling collections, it has been demonstrated that a refuse vehicle 
can access and turn upon the site, therefore these can take place from within the site with 
reference to meeting the Council’s kerbside collection criteria. 

S106 Contributions 

76. Community Infrastructure Levy (CIL) Regulations 122 has three mandatory tests which any 
Section 106 requirement would need to comply with. The tests are as follows: 

 Necessary to make the development acceptable in planning terms 

 Directly related to the development; and 

 Fairly and reasonably related in scale and kind to the development. 

77. Following discussions with consultees, the following requests were made:  

 Education – a contribution per property towards the provision of schools in the borough 

 Affordable Housing 

 Management and Maintenance of private road 

78. As identified in the report Northamptonshire County Council requested a contribution towards 
primary school places. The applicant submitted a viability assessment which concluded that 
the proposal could not make any additional contributions other than the affordable housing. 
To impose the education requirement would render the scheme unviable and thus 
undeliverable. 

79. The JCS policy requirement is for 30% affordable housing and the application is providing 
100% provision which is far and above the requirement. It is felt that the benefits of obtaining 
much needed affordable housing for the Borough far outweighs the contribution sort for 
primary education. 

80. The road is built to adoptable standards and will remain as a private drive. In this instance it is 
essential to ensure that the care and maintenance of the road is managed in perpetuity and 
this will be achieved through the Section 106 agreement.   

81. A Section 106 contributions is including as Appendix B. 

Viability 

82. As part of the application the applicant has submitted a viability assessment. The assessment 
concludes that no additional contributions are able to be paid other than the affordable 
housing requirement. The assessment was reviewed by an independent economic viability 
consultancy who concluded that the findings were sound. 

83. The application proposes 100% affordable housing, which is above the JCS requirement of 
30%, however due to the acute shortage of affordable homes within the Borough the lack of 
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an education contribution is deemed an acceptable measure to achieve a fully affordable 
housing scheme. 

84. The application falls short of the national space standards for homes as required by Policy 30 
of the NNJCS, however it does meet the housing quality indicator (HQI) requirements and the 
application was submitted prior to the adoption of the JCS in July and therefore during a 
transition period in terms of adopted policy. The applicant submitted information as part of the 
viability assessment to show that the requirement to build at national space standards would 
increase the building cost by approximately £250k and in turn make the scheme unviable. 

85. It is deemed that a reasonable level of flexibility should to be given to the proposal in this 
regard and the national space standards are not to be required on this occasion due viability 
issues and the reasons as outlined above which include the fact that the application was 
submitted before the adoption of the JCS. 

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

87. As Members will be aware a report was presented and ratified by this Committee on 25th 
September 2012 on the subject of Deferred Developer Contributions (DDC), which looks at 
deferring some contributions, with future payments coming forward if land values rise over 
time.  Given the clear viability gap over this development the DDC approach is considered 
the most suitable option where it allows he scheme to proceed but on the basis that a 
portion of any additional future value in the site can be captured for further S106 
contributions. 

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

89. In the present case it is considered reasonable that this presumption be set aside due to the 
lack of education contribution together with the assessment of the Council’s viability expert 
that an upturn in sales value would probably inject additional viability to the scheme. 

90. The DDC approach potentially allows the development to contribute to reach the maximum 
policy requirement should land values rise sufficiently. 

Conclusions 

91. Taking into account all of the above, the erection of 32 affordable dwellings will represent 
development which meets in accordance with the principles of sustainable development whilst 
of a form which will enhance the character and appearance of the local environment, 
maintaining highway safety, making optimum use of previously developed land in accordance 
with the National Planning Policy Framework, and not unreasonably impacting upon the 
amenity of neighboring residents. It is also considered that the mitigation through the S106 
Agreement is acceptable.  

Recommendation: 

 It is recommended that planning permission is granted subject to the conditions outlined 
below and the satisfactory completion of a Section 106 Agreement on the basis of the Heads 
of Terms and Deferred Developer Contributions shown in the report and the following 
conditions: 

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

     Reason: To comply with Section 91 (as amended) of the Town and Country Planning Act 
1990. 
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2. The approved plans comprise drawing numbers 1504 - 12 Site Location Plan,  1504 – 02 rev 
N Site Layout Plan, 1504 – 03 rev A 2B4P standard house type, 1504 – 04 rev A 3B5P 
standard house type, 1504 – 05 3B5P splayed house sheet 1, 1504 – 06 rev A 3B5P 
splayed house sheet 2, 1504 – 07 rev A Plot 28 3B5P splayed house sheet 1, 1504 – 08A 
Plot 28 3B5P splayed house sheet 2, 1504 – 09 Plot 29 3B5P house, 1504 – 10 Street 
Scenes 1 of 2, 1504 – 11 Street Scenes 2 of 2, 1504 – 13 3B5P house type S1, 1504 – 14 
3B5P house type S1 received by the Local Planning Authority on 1st September 2016. The 
development shall be completed in accordance with the approved plans except where 
conditions attached to this planning permission indicate otherwise or where alternative 
details have been subsequently approved following an application for a non-material 
amendment. 

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

3. Samples of the materials to be used in the construction of the external walls and roofs of the 
new dwellings shall be submitted to, and approved in writing by, the Local Planning Authority 
before development commences. The dwellings shall be constructed of the approved 
materials and shall thereafter be satisfactorily retained at all times. 

    Reason: In the interests of the visual amenity of the area, in accordance with the 
requirements of Policy 8 of the North Northamptonshire Joint Core Strategy and 
Sections 7 and 11 of the National Planning Policy Framework. 

4. Details of the proposed treatment of the site boundaries, and of any other means of 
enclosure to be provided around the properties, shall be submitted to, and approved in 
writing by, the Local Planning Authority before development commences. The approved 
boundary treatment shall be completed before the approved dwellings are first occupied, or 
within a timescale to be agreed in writing with the Local Planning Authority, and shall 
thereafter be satisfactorily retained at all times. 

     Reason: In the interests of the visual amenity of the area, in accordance with the 
requirements of Policy 8 of the North Northamptonshire Joint Core Strategy and 
Sections 7 and 11 of the National Planning Policy Framework. 

5. Notwithstanding the details given on the approved plans a revised scheme for the 
landscaping of the site shall be submitted to, and approved in writing by, the Local Planning 
Authority before development commences. The approved scheme shall be implemented in 
the first planting season following the completion of the development, or first occupation of 
the dwellings, whichever is the sooner. The approved scheme shall be maintained by the 
applicants or their successors in title for a period of at least ten years to the satisfaction of 
the Local Planning Authority. This maintenance shall include for the replacement of any tree, 
hedge or shrub which is removed, becomes seriously damaged or dies, by a similar sized 
tree, hedge or shrub of the same species or other species as agreed in writing by the Local 
Planning Authority.   

    Reason: To safeguard the appearance of the locality, in accordance with the requirements of 
Policy 8 of the North Northamptonshire Joint Core Strategy and Sections 7 and 11 
of the National Planning Policy Framework. 

6. With the exception of the trees and hedges that are shown as being removed on the 
approved plans, no trees or hedges on or adjoining the site shall be lopped, topped, felled or 
damaged in any way without the prior written approval of the Local Planning Authority.  

     Reason: In the interests of the visual amenity of the area, in accordance with the 
requirements of Policy 8 of the North Northamptonshire Joint Core Strategy and 
Sections 7 and 11 of the National Planning Policy Framework. 

7. Details of the construction of all new access roads, parking areas, footpaths and other 
external hard surfaced areas, and details of the proposed means of sealing and draining 
those areas, shall be submitted to, and approved in writing by, the Local Planning Authority 
before building construction commences. The access roads, parking areas, footpaths and 
other hard surfaced areas shall be surfaced, sealed and drained in accordance with the 
approved details, and laid out in accordance with the details shown on the approved plans 
before the approved dwellings are first occupied. These areas shall thereafter be 
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satisfactorily retained at all times solely for the parking and turning of vehicles in conjunction 
with the approved development, in order to allow vehicles access to and from the site, and 
for pedestrian access. 

    Reason:  In the interests of highway safety and to safeguard the visual amenity of the area, 
including the protection of nearby trees, in accordance with the requirements of 
Policy 8 of the North Northamptonshire Joint Core Strategy and Sections 7 and 11 
of the National Planning Policy Framework. 

8.  Prior to the commencement of the development hereby permitted, a full CTMP (Construction 
Traffic Management Plan) shall be submitted to and approved in writing by the Local 
Planning Authority. The CTMP shall include the following elements;  

 Detailed work programme / timetable.  

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

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

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

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

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

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

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

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

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

 Pre and post works inspection of the highway between points to be agreed in 
writing with the Local Planning Authority to identify remediation works to be 
carried out by the developer. Inspections are to be carried out in the presence of a 
member of the Highway Authorities Inspection team. To also include the removal 
of TROs, temporary signage, barriers and diversions.  

 Details of temporary construction accesses and their remediation post project.  

 Provision for emergency vehicles.  

Reason:  In the interests of highway safety in accordance with the requirements of Policy 8 
of North Northamptonshire Joint Core Strategy. 

9. Prior to first use or occupation of the development hereby permitted, pedestrian visibility 
splays of at least 2.0m x 2.0m shall be provided on each side of the vehicular access. These 
measurements are taken from and along the highway boundary. The splays shall thereafter 
be permanently retained and kept free of all obstacles to visibility over 0.6m in height above 
access / footway level.  

Reason: In the interests of Highways Safety in accordance with the requirements of Policy 8 
of North Northamptonshire Joint Core Strategy 

10. Prior to first use or occupation of the development hereby permitted, a legal undertaking is to 
be provided by the developer that the streets will be managed and maintained to adoptable 
standards and remain private in perpetuity.  
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Reason: In the interests of Highways Safety and to enable people to utilise sustainable 
travel options to access facilities both locally and further away on the public 
transport network and to comply with the Equalities Act. 

11. A scheme for providing external lighting to the development, which shall include details of 
the nature, location and intensity of that lighting, shall be submitted to, and approved in 
writing by, the Local Planning Authority before development commences. The approved 
lighting shall be installed in the approved positions before the dwellings hereby approved are 
first occupied and shall thereafter be satisfactorily retained at all times. 

Reason:  In the interests of reducing crime in the locality, in order to safeguard the occupiers 
of adjoining properties from excessive light, in the interests of visual amenity and in 
order to safeguard local ecology, in accordance with the requirements of Policy 8 
of the North Northamptonshire Joint Core Strategy and Sections 7 and 11 of the 
National Planning Policy Framework. 

12. A scheme for the collection of waste from the site shall be submitted to, and approved in 
writing by, the Local Planning Authority before the approved dwellings are first occupied. The 
approved scheme shall be implemented following the occupation of the first unit and shall 
thereafter be retained in place at all times thereafter. 

Reason: In order to secure properly planned development and to safeguard the occupiers of 
the new properties from undue odour, in accordance with the requirements of 
Section 11 of the National Planning Policy Framework. 

13. Details of the existing and proposed ground levels, and of the finished ground floor levels of 
the new dwellings, shall be submitted to, and approved in writing by, the Local Planning 
Authority before development commences. The ground levels, and finished ground floor 
levels of the dwellings, shall thereafter be set at the approved levels. 

Reason: So as to ensure that the development suitably harmonises with its surroundings, in 
accordance with the requirements of saved Policy 8 of the North Northamptonshire 
Joint Core Strategy and Sections 7 and 11 of the National Planning Policy 
Framework.    

14. Details of the proposed means of draining foul and surface water from the developed site, 
which shall be based on sustainable drainage principles, shall be submitted to, and approved 
in writing by, the Local Planning Authority before development commences. The approved 
drainage scheme shall be completed in accordance with the approved details before the 
approved development is first occupied and shall thereafter be satisfactorily retained at all 
times. 

Reason: In order to ensure that the development is satisfactorily drained, in accordance with 
the requirements of Policy 8 of the North Northamptonshire Joint Core Strategy. 

15. Development shall be carried out in accordance with the recommendations within the 
Preliminary Ecological Assessment (Extended Phase 1 Ecological Survey) with method 
statement for hedge removal Report by Dr. Stefan Bodnar BSc (Hons) PhD MCIEEM dated 
March 2016 unless otherwise agreed in writing by the Local Planning Authority. 

Reason: In the interests of ecology of the site in accordance with Policy 4 of the North 
Northamptonshire Joint Core Strategy 2011-2031. 

16. Reporting of Unexpected Contamination. In the event that contamination is found at any time 
when carrying out the approved development that was not previously identified it must be 
reported in writing immediately to the Local Planning Authority. An investigation and risk 
assessment must be undertaken and where remediation is necessary, a remediation scheme 
must be prepared and submitted for the approval in writing of the Local Planning Authority. 
Following completion of measures identified in the approved remediation scheme a 
verification report must be prepared, which is subject to the approval in writing of the Local 
Planning Authority in accordance with the scheme approved. 

Reason:  To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, property 
and ecological systems, and to ensure that the development can be carried out 
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safely without unacceptable risks to workers, neighbours and other offsite 
receptors 

Note to Applicant: 

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

Reasons for Approval: 

Having regard to the existing pattern of development in the area and the relevant provisions 
of local, regional and national policies, it is considered that, subject to compliance with the 
conditions attached to this permission, the proposed development would be of a size and 
scale which will not materially harm the character or appearance of the area, whilst 
preserving the amenity of neighbouring residents. A 100% affordable housing scheme is 
seen to significantly outweigh any viability issues and the mitigation within the S106 
Agreement, including the management and maintenance of the private road, is also 
considered acceptable. Furthermore the development will accord with the principles of 
sustainable development and as such the application meets in accordance with the National 
Planning Policy Framework and Policies 1, 3, 4, 5, 6, 7, 8, 9, 10, 11, 15, 28, 29 and 30 of the 
North Northamptonshire Core Spatial Strategy. 

 Statement of Applicant Involvement 

In accordance with paragraphs 186 and 187 of the NPPF, the Council, in dealing with this 
application, has worked in a positive and proactive way with the Applicant and has focused 
on seeking solutions to the issues arising from the development proposal. 

Officers to contact: 

 Peter Baish 

 Tel No: 01536 464168 

 Email: peter.baish@corby.gov.uk 
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Appendix A – Independent Viability Appraisal Summary by White Land Strategies Ltd 

The Forest Gate Road development is a planning application (16/00131/DPA) to deliver 32 
affordable residential units. 

The Applicant, Orbit Homes, has proposed to deliver a 100% affordable housing scheme, 
though states that a full S106 package was not possible on viability grounds. 

The viability review has been undertaken in accordance with Section 173 of the National 
Planning Policy Framework using the HCA DAT Model.  This test requires that landowners 
should receive a reasonable return for disposal of land coming forward for such 
developments and that the cost associated with infrastructure should not be so detrimental 
to land value that landowners should be forced to bring forward land below a reasonable 
market return.   

Land Value  

Northampton County Council are selling the site. The Applicant has submitted an appraisal 
indicating that the scheme is unviable at a lower land price than that being asked for by 
Northamptonshire County Council. 

Housing Values 

The viability model adopted is a rental model as opposed to a sales model reflecting that the 
units are being delivered as an affordable rented product supported by the HCA. 

The Applicant’s proposed values were considered reasonable. 

Rents in relation to affordable housing are capped by the Local Housing Grant ceiling. In 
Corby, the current rates to 2017 are as follows: 

 The 2 bed maximum is £105.94 per week) 

 The 3 bed average is £123.58 per week) 

The Applicant has appraised the scheme based on the Chamberlain report which is the 
equivalent of 60% of the market values. The Applicant has adopted the rates below with a 
note of caution that they recognise they are above the LHG caps. 

 The 2 bed maximum is £120 per week) 

 The 3 bed average is £138.46 per week) 

Discounts for management, voids and bad debt are considered reasonable when compared 
to HCA benchmarks. 

Build Costs 

Build costs are based on BCIS Quarter 2, 2016. WLSL research showed a difference in cost 
base. Updated Quarter 3, 2016 build costs were also sourced as viability assessments are 
required to be undertaken at current day. Including externals, the Q3 cost rate was lower at 
£100.14 psft as opposed to the Applicant’s £103.95 psft rate. 

Infrastructure costs were considered to be reasonable. 

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

Profit assumptions were low at 4% and were considered very reasonable. 

Housing Grant was being received of £864,000 from the HCA. 

In Summary 

To conclude, it is clear that the viability of the development is suffering due to the rental 
income levels relative to the build cost. The appraisals show that changes to individual areas 
within the appraisal each have a positive impact but to make a real difference the scheme 
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requires a positive improvement in build costs being lowered, net rent to be higher and exit 
yield to be stronger than that assumed by the Applicant. 

 The scheme as presented with a S106 package is not viable. 

 Residualising the S106 based on improved yield, lower discounting on the lowest 
equivalent current cost base has been undertaken and whilst results indicate that the 
scheme is viable the models rely on a suite of positive improvements. 

  The reduction of the Applicant’s 18% discount on a per unit basis may be 
unreasonable given that the HCA benchmark discount per unit is higher.  

 Improvement in the yield to 5.8% for such a small site on an individual basis may be 
acceptable but equally may be pushing the value too far. Improvement to 6% is possible 
with the right product and packaging could possibly improve this further but this cannot 
be assured at the time of this review. 

 We have adopted a much lower BCIS cost but the savings do not result in a viable 
scheme in isolation. 

 

 

 



Appendix B – 16/00131/DPA Demolition of existing buildings and erection of 32 affordable homes with associated access, parking and 
landscaping at Hazelwood House, Forest Gate - Section 106 Contribution Table. 

Request By   Obligation   Amount / Detail   Delivery   CIL Justification   Policy Basis  
Corby Borough Council   30 % Affordable Housing  100% Affordable Housing  To be confirmed in S106  Policy requirement  Policy 30 of the 

NNJCS 2016 

Northamptonshire 
County Council 

Education  £79,944  Deferred developer 
contribution to be 
confirmed in S106 

Policy requirement  Policy 10 of the 
NNJCS 2016 

Corby Borough Council  Management and 
maintenance of private 
road 

To be confirmed by S106  To be confirmed  Necessary to make the 
development 
acceptable in planning 
terms 
 

Policy 8 of the 
NNJCS 2016 
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