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Development Control Committee 9 December  2014
 
 

 14/00044/DPA Demolition of the Cardigan Arms Public House and erection of 
3 dwellings for Cardigan Arms, 11 High Street, Stanion for 
Stanion Developers Ltd  

Background 
This application relates to the Cardigan Arms PH site in the village of Stanion and within the 
Conservation Area.  The pub, which is currently vacant, has its main frontage onto High 
Street, opposite the junction with Cardigan Road to the west.  There is a secondary entrance 
to the garden of the site from St Peter’s Close, a residential cul-de-sac, to the south east. 

In terms of site context, it is surrounded by residential properties of varying ages, heights and 
styles. 

The application was initially received in February 2014 but was invalidated due to a lack of 
evidence relating to the loss of a village facility.  Additional information and amended plans 
were supplied by the applicant and it was re-validated in August.  Neighbours and consultees 
were re-consulted at this stage.  All original comments that were made still stand unless they 
have been updated by the relevant consultees/neighbour. 

The application is being brought before Committee as the loss of a village facility is contrary 
to policy, and also due to the number of objections received by local residents and the Parish 
Council. 

Description 
The application is for demolition of the Cardigan Arms pub and for the erection of 3 new 
dwellings.  There would be two houses which would front onto High Street and a bungalow, 
which would be in what is currently the rear garden for the pub, and this would be accessed 
via St Peter’s Close.  Parking for the two houses would also be accessed via St Peter’s 
Close. 

Site History 

• 05/00091/DPA - Entrance canopy, portico and extensions – Application Refused 

Policies & Guidance 

• “Saved” Policies P1(E), P2(V) & P10(V) of the Corby Borough Local Plan 
• Policy 13 of the North Northamptonshire Core Spatial Strategy 
• Stanion Conservation Area Appraisal and Management Plan (2007)  
• Planning (Listed Buildings and Conservation Areas) Act 1990 
• National Planning Policy Framework 

Consultation 

• Stanion Parish Council: Two replies received, one saying no objection, the other 
saying objections on the following grounds: 

1. This is an overdevelopment of the land - 3 houses are seen as too many on 
this size of plot 

2. Access from St Peter Close - firstly there has never been a road from St 
Peters Close to High Street and this Close already struggles with parking. This 
proposed development would add to this congestion where there would be the 
need for parking for visitors and/or additional cars to each property  

3. There remains the concern about emergency service vehicles being able to 
gain access to the houses should it be needed - recently an ambulance was 
unable to turn in St Peters Close 
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4. This development fronts onto a Conservation Area  
5. Public Right of Way alongside the proposed entrance which raises concern for 

security and safety  
6. Septic tank - concerns for smells and leakage - these would need to be 

emptied regularly and this in turn adds to the concerns of points 2 and 3  
7. Continuing from this the existing sewage is at capacity  
8. The waste and recycling bins would need to be put out and this would add to 

the congestion of bins in St Peters Close as it is anticipated that like 
emergency vehicles the waste collection vehicles would have difficulty 
accessing the properties of this proposed development 

• Highway Authority 
o Initial Response (Sep 2014) - The width of any private drive used to access 

the development from St Peter's Close must be at least 4.5m for the initial 
10m from the existing highway plus any allowance for pedestrian access. The 
previously raised issue of the red line abutting the highway seems to have 
been resolved but the other drawings appear unclear as to how any tie-in 
would be provided at the required width. All other comments from my 
colleague Terry Chapman remain as submitted in his response dated 31 
March 2014.  
You will not be aware of this but around 10 years ago Northamptonshire 
County Council resolved to make an order to add a public footpath to the 
Definitive Map and Statement linking the High Street with St Peter's Close via 
the Cardigan Arms land. Unfortunately this order was never processed but still 
remains on the list to be done. My colleagues in the Definitive Map Team have 
confirmed that this action will be completed meaning that there will be a move 
to advertise the fact that in our opinion, sufficient evidence exists to suggests 
that a path should be added to the map on this site.  

This clearly has implications for the development and I would advise the 
applicant to contact my college Anne Holton to discuss the way forward in 
terms of this aspect of the development. Until the route and other details are 
confirmed the Local Highway Authority wishes to formally object to the 
application on the grounds that there is the potential for obstruction a highway 
and removal of historic public rights as a consequence.  Notwithstanding that 
this highway is currently not shown on our legal record. I trust that you can 
provide these comments to the applicant and that they make contact with 
Anne as soon as possible.  

o Additional Response (Rights of Way – November 2014) – On the basis that 
the vehicular access is now 4.5m for the first 10m from the existing highway, I 
have no issues with the application from a highways perspective. 

The other matter was the potential claim for a public footpath through the site 
which I understand has now been formally abandoned by ourselves and is 
also therefore not an issue 

• Environment Agency - I note on the application that foul drainage will be disposed 
of via mains and a septic tank. Building Regulations Document H describes the 
hierarchy of foul water disposal that the applicant should follow. This indicates that 
mains drainage should be the first priority. 

 
• Environmental Health - No objections or comments to make subject to the following 

condition:- Due to the close proximity of houses on all sides of the site, construction 
work will not be undertaken except between the hours of 0800- 1900 Monday to 
Friday , 0830 - 1500 Saturday and no work on a Sunday or Bank Holidays. 

• Northants Archaeology – No representations received 
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• Tree Officer - With the RPA in place and the no-dig parking bays I would say the tree 

will be fine. My only concern would be the small area of 12% of the RPA that will have 
digging works carried out. This will be fine as long as the roots that have to be 
removed are done with a saw rather than a digger bucket ripping through them. When 
root pruning a saw cut will leave a much smoother finish which will largely reduce the 
risk of infection to the trees roots.  If we could make sure that this is carried out then 
I’m confident the tree will be fine. 

 
• CB Property - The verbal response received, from a colleague in the Council's 

Finance Department, was that it would appear to be difficult, if not practically 
unviable, for the public house to operate based upon the profit and loss account and 
other documents which have been submitted. There also appears to have been a 
relatively high turnover of people who have attempted to make the pub work, which 
further reinforces this thought.  I believe that it would be worthwhile advising that the 
response was provided solely on the information to hand and that, if there were other 
information to suggest otherwise, there is a possibility that the response would differ. 

• Planning Policy - Saved Local Plan policy P2(V) requires new residential 
development in Stanion to be on a small scale and within the existing confines of the 
village. Consideration must be given to the impact of the proposal on the form, 
character and the setting of the village, and on the community and its local 
environment. The local services within the village should also be able to 
accommodate the development. There is also a need to avoid a cramped form of 
development, especially where this would adversely affect the character of the 
conservation area.  
Saved Local Plan policy P10(V) requires proposals involving the loss of public houses 
to be resisted unless clear and convincing evidence is presented that all reasonable 
efforts have been made to continue existing uses. This is repeated in CSS policy 13(f) 
which requires that development should not lead to the loss of community facilities 
unless it can be demonstrated that they are no longer needed by the community they 
serve. Further to this, paragraph 70 of the NPPF states that decisions should guard 
against the unnecessary loss of valued facilities and services, particularly where is 
would reduce the community's ability to meet its day-to-day needs.  
Paragraph 4.4.42 of the Stanion Conservation Area Appraisal (2007) notes "the 
1960s flat roofed public house The Cardigan Arms and the car park to its front add to 
the negative effect of this particular area that should be regarded as a hot-spot for 
improvement". Paragraph 7.2.8 of the Stanion Conservation Area Management Plan 
(2007) recommends consideration is given to replacing the existing public house with 
a pitched roofed stone building on the edge of the pavement with car parking to the 
rear. 

• Joint Planning Unit – No representations received 
Advertisement/Representations 

• Neighbour Letters were to Nos 5-17 (odds) & 10 High Street, No.2 Cardigan 
Road and Nos 3-8a St Peter’s Close 

• Site Notice was posted on 29.08.2014 
• Press Notice was printed in the local paper on 06.03.14 
• Six letters of representation were received.  These are mostly objections on 

the following grounds: 
o Existing parking problems in St Peter’s Close will be made worse with more 

properties/more vehicles.  Space for emergency/refuse vehicles is already 
tight 
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o Confusion over the proposed pedestrian access through to High Street, is it 
proposed to be a right of way?  If so this will cause privacy/security issues to 
properties in St Peter’s Close 

o Uncertainties over boundaries bordering onto the site 
(maintenance/ownership) 

o Noise/odours & maintenance concerns relating to the proposed septic tank 
o Construction – where will the traffic go and what will the hours of work be? 
o No space for extra bins on St Peter’s Close on collection day 
o Sad to see demolition of the old part of the cottage, could it be incorporated 

into the new development? 
o Overdevelopment of the plot 
o Works are needed to the tree 

Positive aspects of the proposal raised are the improvement to the character and 
appearance of High Street, and that opposition to the development is not on principle, but the 
detail of what is proposed. 
Report 
This application seeks consent for the demolition of the Cardigan Arms PH and for the 
erection of 3 dwellings on the land.  The site has its primary frontage onto High Street, 
opposite the junction with Cardigan Road.  There is a rear access to the site from St Peter’s 
Close, which is a post-war residential cul-de-sac. 

The proposal would comprise: 

• 2x 3-bedroom, 2 storey houses – facing onto High Street 
• 1x 3 bedroom bungalow – facing towards St Peter’s Close 

Each property would have 2 off-street parking spaces which would be accessed from the 
existing St Peter’s Close entry point.  The existing gates would be removed. 

There are a number of issues to consider with this application.  These are: 

• Whether the principle of development is acceptable, as the proposal would result 
in the loss of a village facility and this is contrary to policy. 

• Whether the development preserves and enhances the character of the 
Conservation Area 

• Whether the development is acceptable in all other respects 

Principle of Development 
One of the reasons the application is being brought to Committee is that if allowed, it would 
result in the loss of a public house, and this is contrary to ‘Saved’ Policy P10(V) of the Local 
Plan, Policy 13 (f) of the Core Spatial Strategy and Paragraph 70 of the NPPF, which seek to 
protect village facilities and services, particularly where their loss would reduce the 
community's ability to meet its day-to-day needs. 

The Cardigan Arms PH is currently vacant and has been since autumn 2013, shortly after the 
previous owner HK Taverns went into administration.  The applicant has supplied financial 
accounts data from the previous operator of the pub and this has been assessed by the 
Authority’s accountant, who concludes that the figures do not point towards a viable 
business. 

In addition to the financial issues, the applicant has marketed the property for several months 
without success.  It was marketed as a potential restaurant, public house or residential 
development opportunity and there was only one viewing of the property between April and 
August 2014. 
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The building is in a poor state of repair and it is clear from visiting the site that substantial 
investment would be required to renovate the building to a usable standard. 

Currently there is no village shop; however a planning permission on nearby Corby Road to 
extend the Lord Nelson PH to include a shop and tea room is in the process of being 
implemented.  If the Cardigan Arms pub was to be lost, there would still be a pub in the 
village and that will soon be accompanied by a new shop and tea room once development 
has been completed at the Lord Nelson. 

It is regretful to lose a village facility such as a pub; however in this case it is clear that the 
business was not successful when it last operated, the building has been marketed without 
success and would require substantial financial investment to renovate it to an acceptable 
standard.  Fortunately there is another pub in the village, soon to be joined by additional 
facilities, and so on balance, the principle of losing the pub could be acceptable in principle, 
subject to other aspects of the proposal being suitable. 

Preservation/Enhancement of the Conservation Area 
The application site falls within the Conservation Area and occupies a prominent location in 
the High Street, opposite the junction with Cardigan Road.  There is also a bus stop on High 
Street just outside the site.  The pub building itself is largely post-war and flat roofed, and 
little remains of the historic part of the building, which was understood to have been 
destroyed by fire. 

In the Conservation Area Management Plan of 2007, the car park of the Cardigan Arms site 
is described as “diminishing the historic character of the village”.  In recommending 
improvements to the site, the document recommends that: 

• Consideration is given to replacing the existing public house with a new pitched 
roof stone building, built as the original inn was on the edge of the pavement. 

• That car parking should be set behind the building accessed either by leaving a 
gap between the adjacent property that it is currently attached to (No.9 High 
Street), or through an archway set in the frontage of the building that would lend it 
the appearance of a coaching inn.  This would help to restore the damage that 
has been done to the street in the mid-20th century, by reinstating frontage 
buildings and removing cars from the front to the rear of the building. 

The council has a duty to preserve and enhance the character of Conservation Areas.  This 
proposal, in physical terms, is considered to represent a significant enhancement to the 
Conservation Area.  Although the application is for dwellings as opposed to a replacement 
pub, the built form of development aligns with the aspirations set out in the Conservation 
Area Management Plan, repairing the gap between Nos 9 and 13 High Street with a 
pavement edge building with a pitched roof and finished in stone. 

It is very important to ensure that the materials used in construction are appropriate and if 
permission is granted, a condition would be imposed, requiring samples of the stone, roof 
materials and windows/doors to be agreed in writing by the council. 

Parking would be to the rear of the building, albeit accessed from St Peter’s Close rather 
than via an archway or gap in the building.  It is considered that in physical terms, the two 
houses which would attach to No.9 would be of a sympathetic appearance and that the lack 
of a gap for vehicular access from High Street is not a negative physical aspect of the 
development as it has still been accommodated. 

There would be a gap between the new houses and the neighbouring property at No.13 
which would be private, gated and largely shielded from public view due to the presence of 
the bus stop on High Street. 

To the rear of the site, a bungalow is proposed and in its amended form, its siting and design 
are considered to be acceptable.  The bungalow’s physical relationship with St Peter’s Close 
is less prominent than the two houses relationship is with High Street, although its siting 
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makes the St Peter’s Close entrance to the parking area more inviting than if there was no 
building there at all. 

The large tree to the rear of the existing building would be retained and the amended site 
layout gives further protection to the root protection area.  It would be reasonable to impose 
conditions relating to protection of the tree, and also to give the applicant scope to undertake 
maintenance to preserve its health and prolong its life. 

Surfacing and boundary treatments will need to be appropriate to the Conservation Area and 
the details of these, along with other landscaping, can be secured by a planning condition. 

In summary, it is considered that the proposal would respect and enhance the character of 
the Conservation Area. 

Other aspects of the Development/Response to Representations 
Access/Parking 

The vehicular access from St Peter’s Close has been one of the more controversial aspects 
of the development with the local community, as there is concern about existing parking 
pressures within St Peter’s Close. 

There would be more vehicles passing through St Peter’s Close if permission is granted, but 
each of the new properties would have its own off-street parking spaces.  There would be 
two spaces for each of the houses and, in its latest amended form, three spaces for the 
bungalow.  This is considered to be adequate parking provision for the properties which are 
all three-bedroomed.  The bungalow has more parking spaces as it is closer to St Peter’s 
Close and this will reduce the likelihood of visitors parking in the cul-de-sac. 

In its initial response, the Highway Authority sought clarification that the access was wide 
enough, which the revised layout demonstrates.  Access to the shared driveway would be 
across existing tarmaced land shared with No.8A St Peter’s Close and the garages.  The 
applicant is aware that they will need to liaise with the Council’s Property department to 
secure access rights across this land.  The existing gates into the site would be removed as 
part of the development to aid the movement of vehicles.   

There was some confusion as to whether the proposed access to the side of the new 
houses, between High Street and the parking area was proposed to be a public right of way.  
The County Council was considering designating a right of way through the site, but has 
since withdrawn the proposal.  The access to the side of the houses would be gated and 
would be for use by those residents only. 

Concerns have also been raised about bin collections on St Peter’s Close and there being no 
space for extra bins.  The Council’s Environmental Health team have been consulted and 
have raised no objections to the development.  In practice it is likely that only the bungalow’s 
bins would be pulled out to St Peter’s Close on collection day, as the High Street facing 
properties would have a side access path from their rear gardens to the High Street.  

Drainage/Boundaries/Maintenance 

The applicant had originally proposed to use a septic tank for the bungalow and this 
generated some concern from local residents with regard to noise, odours and maintenance. 

An email from the applicant’s agent on the 17th November 2014 confirms that the septic tank 
approach is now not being pursued, and that drainage will be pumped through the site to 
connect to the existing drainage system.  Details of the drainage system can be secured by a 
planning condition. 

Concerns have also been raised about works being required to the tree.  A condition to give 
scope for this would be imposed if permission is granted. 
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Overdevelopment of the Plot/Loss of Historic Building 

One of the objections to the proposal is that the development represents overdevelopment of 
the plot, and that two properties would be preferable to having three. 

In this case it is considered that the site can adequately accommodate the properties as 
proposed, each with its own amenity space, a minimum of 2 off street parking spaces and a 
shared driveway. 

If permission is granted there will be the loss of the small remaining section of historic 
building.  It is considered that the loss of this small section of building will be outweighed by 
the physical improvements to the appearance of High Street and the wider Conservation 
Area. 

Amenity to Existing Properties/Construction Management 

The relationships with and distances between the proposed and existing properties are 
considered to be acceptable.  The bungalow would be closest to properties in St Peter’s 
Close and also to Nos 7A and 7B on the High Street, but it would not overlook these 
dwellings.  The upper floor windows to the two houses would face to the front and rear of the 
building; the one exception being the dormer window for the bathroom which would face to 
the side, towards the blank side of No.13 High Street. 

Concerns have been raised about construction, in terms of the hours of operation and where 
vehicles would park.  Some noise and disturbance will be unavoidable; such is the nature of 
construction work, but in order to mitigate this impact, it would be reasonable to impose a 
condition requiring a Construction Management Plan to be submitted and agreed in writing 
by the Council. 

Some residents have raised queries about ownership and maintenance of boundaries with 
the site.  This is not a material consideration for the determination of the planning application 
and each respective resident will need to resolve this outside of the application process. 

Conclusion 
This proposal is contrary to Policy in that it would result in the loss of a village facility, in this 
case a public house.  For the development to be acceptable, other material considerations 
must outweigh the loss of this facility. 

It is considered that the physical gains to the character and appearance of the Conservation 
Area, together with the applicant’s demonstration that the current building and use are not 
viable are significant material considerations.   

This is also taken in the context that the pub has not traded for over 12 months, that the 
village still has a public house at the Lord Nelson, and that its facilities are being enhanced to 
provide a new shop and tea room for the village.  Effectively, the loss of this pub would be 
offset by the gain of new facilities close by. 

Subject to the conditions referred to in the report, it is considered that this development 
would preserve and enhance the character of the Conservation Area and the overall impact 
to the village in terms of amenity, highway safety and provision of services would be 
acceptable.  Accordingly the recommendation is for approval. 

Recommendation:   
Approve subject to conditions 

1. The development hereby permitted shall be commenced before the expiration of 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. Samples of all materials (including windows, doors and rainwater goods) to be used on the 
exterior of each building shall be provided on site and details (including photographs) shall 
be submitted for the approval in writing by the Local Planning Authority. Development shall 
only take place in accordance with the approved details.  All stonework shall be jointed & laid 
to course in the local manner  

Reason: In the interests of visual amenity and to preserve the character and appearance of 
the Stanion Conservation Area, to comply with “Saved” Policy P1(E) of the Corby Borough 
Local Plan, Policy 13 of the North Northamptonshire Core Spatial Strategy, guidance within 
the Weldon Conservation Area Appraisal & Management Plan 2009, the Planning (Listed 
Buildings and Conservation Areas) Act 1990 and guidance within the National Planning 
Policy Framework 

3. This permission relates to the following drawings by Wythe Holland Limited: 
• 1770 01A – OS Site Plan 
• 1770 03C – Block Plan/Roof Plan 
• 1770 04D – Site Layout 
• 1770 05B – 2 Houses Floor Plans 
• 1770 06C – Bungalow Floor Plan 
• 1770 07 - Elevations 
• 1770 08A – Bungalow Elevations 1:100/Street Frontage 1:200 

Reason: For the avoidance of doubt and in the interests of proper planning. 

4. Before any works commence within the Root Protection Area of the protected tree, full details 
of protection methods for the tree during the construction phase, together with any other 
proposed pruning works shall be submitted to and approved in writing by the Local Planning 
Authority. Development shall only take place in accordance with the approved details. 

Reason:  To protect the tree and in the interests of visual amenity in accordance with Policy 
13 of the North Northamptonshire Core Spatial Strategy. 

5. A landscaping scheme shall be submitted to and approved in writing by the Local Planning 
Authority. The approved scheme shall be implemented concurrently with the development 
and shall be completed not later than the first planting season following the substantial 
completion of the development. Any trees and shrubs removed, dying, being severely 
damaged or becoming seriously diseased within five years of planting shall be replaced by 
trees and shrubs of similar size and species to those originally required to be planted or other 
species as may be agreed.  

Reason: In the interests of visual amenity, crime prevention and to accord with ‘Saved’ 
Policy P1 (E) of the Corby Borough Local Plan and Policy 13 of the North Northamptonshire 
Core Spatial Strategy. 

6. No construction of dwellings shall commence until full details of the foul water drainage have 
been submitted to and approved in writing by, the Local Planning Authority. The scheme 
shall be fully implemented in accordance with the approved details. 

Reason: To ensure the satisfactory disposal of foul water from the site in accordance with 
Policy 13 q of the North Northamptonshire Core Spatial Strategy.  

7. No development shall take place until a construction management plan to include details 
relating to the hours of construction, siting and storage of materials/staff facilities and security 
of the site during the construction phase(s) of development has been submitted to and 
approved in writing by the Local Planning Authority.  Development shall only take place in 
accordance with the approved details unless any subsequent revisions are submitted to and 
agreed in writing by the Local Planning Authority 

Reason:  In the interests of visual amenity, residential amenity & highway safety in 
accordance with Policy 13 of the North Northamptonshire Core Spatial Strategy. 
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8. Full details of all surfacing and boundary treatments shall be submitted to and approved in 
writing by the Local Planning Authority.  Development shall only take place in accordance 
with the approved details and shall be in place before first occupation of each respective 
property.  The existing access gate to St Peter’s Close shall be removed before first 
occupation. 

Reason:  In the interests of visual amenity, residential amenity & highway safety in 
accordance with Policy 13 of the North Northamptonshire Core Spatial Strategy. 

Reasons for Approval:  
This proposal is contrary to Policy in that it would result in the loss of a village facility, in this 
case a public house.  The applicant has adequately demonstrated that the use could not 
reasonably continue and as proposed, the development of three dwellings on the Cardigan 
Arms PH site would result in significant physical gains to the character and appearance of 
the Conservation Area.  The local context is also that there is still an operating village pub 
close by, which is currently being enhanced to provide additional services.  The loss of this 
pub would be offset by the gain of new facilities close by. 

Subject to the conditions attached to this permission, the development would preserve and 
enhance the character of the Conservation Area and the overall impact to the village in terms 
of amenity, highway safety and provision of services would be acceptable. 

Statement of Applicant Involvement: 
During the application process a site discussion took place, following which amended plans 
and information were received to address issues of layout, impact on the tree and loss of a 
village facility.  Otherwise there were no material matters that would have required further 
involvement of the applicant or their agent. 

Officer to contact:  
Dean Wishart  
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