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Development Control Committee 18th October 2005

Applications for Planning Permission
1. 04/00407/DPA Two storey extension to Great Oakley Medical Centre, AT 1

BARTH CLOSE, GREAT OAKLEY, CORBY for Dr T Harris

Background
Considerable housing development has taken place in this part of Corby and a new surgery
and pharmacy established at Great Oakley.  This surgery has already expanded once to meet
the needs of an increasing population and the current proposal is for further expansion to
enable the practice to recruit more doctors and nurses.
An earlier proposal (04/00211/DPA) was withdrawn following discussions with the applicant
because of the department’s concern over the scale of the proposed extension close to
residential properties.  The Highway Authority also had serious reservations about highway
safety and car parking issues.
The current application is a re-submission and is for a scheme reduced in scale.  Further
intensive discussions with the applicant has resulted in further reductions in scale.  The
Highway Authority are no longer objecting to the proposal but local residents have consistently
objected to any significant expansion of the facilities.
Description of the Proposal now under consideration
The proposal is for a two storey extension of traditional construction and design linking the
existing single storey pharmacy and the single storey existing surgery.  The main entrance is
from Barth Close.  There is a pyramid glazed roof light illuminating a central lightwell.  The
proposed new floor area is approximately 240 square metres.
The new building will accommodate 5 No. doctors consulting room, 2 No. nurses rooms,
treatment room, the existing pharmacy, administration offices, store rooms, training rooms,
rooms for speech therapy, baby clinic etc.
31 No. car parking spaces are to be provided at the rear using the existing access off Barth
Close with a further 8 No. spaces via a new access off Lewin Road for staff parking.

Policies
Corby Borough Local Plan
The provision of a medical centre or a Doctors Surgery to be provided off Lewin Road to serve
Snatchill and Great Oakley is identified as proposal C3 in the adopted Plan.

Northamptonshire Structure Plan
Policy GS5 – Design.

Representations
Following site notice and neighbour consultations a large number of representations have
been received from local residents:

• a “standard” letter of objection from 35 households summarised as follows:-

• development not in keeping with residential area and will have major impact in respect
of peace, quiet and tranquillity;

• major concern arises from increased traffic movement leading to noise, pollution in the
local environment;
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• concerns over existing indiscriminate and obstructive parking, potential
pedestrian/vehicular safety especially at junctions;

• conflict of traffic generation and children playing

• two individual letters of objection reiterating concerns highlighted above.  One objector
develops concerns of road safety created by new access of Lewin Road.

Consultations
Environmental Services
• No comment or objection to make.

Principal Engineer (relevant summary)
• Sustainable drainage

• Concerned to ensure there is adequate parking

County Highways (Summarised)
• The Highway Authority still has some reservations regarding the increased demand for car

parking that would arise from the proposed development, even though proposed car
parking numbers are in excess of that which would be required by the current SPG.

• However, the applicant has provided additional supporting information (meeting held on 15
June 2005) which would indicate that the car parking levels proposed would be sufficient to
accommodate the increased demand.

• Therefore, whilst concerns still exist regarding the potential for overspill on street car
parking, the Highway Authority would recommend that the application be approved subject
to the provision of a a financial contribution of £12,000 which would be used to help bring
forward local sustainable transport initiatives that would contribute to the accessibility of
the site by means other than the private car.

Local Plan Section
• No Local Plan issues.

Report
In support of the proposal the applicants state that the enlarged facility will be required to
support a growing population.  They say that a facility in this location will be necessary in
addition to any facility that may be provided as part of the Oakley Vale development.  The
proposal represents Government policy in providing group practices providing a wider range of
medical services than simply access to a GP.  The proposal now represents the minimum size
acceptable in order to attract Government funding.
In policy terms, this is an existing medical practitioner’s facility on a site identified from such in
the adopted Local Plan.  Unless there are overriding reasons for refusal the presumption
would be to support this proposal.
It was felt that the first submitted scheme under reference 04/00211/DPA was too large for the
site in terms of the bulk and scale of the building and its impact in visual and amenity terms
and in terms of traffic generation and highway safety and your officers were minded to
recommend refusal.
Since then the scheme has been substantially reduced in scale, the building is less bulky and
is further away from the residential, properties in Barth Close and in your officers view now
represents an acceptable scheme in terms of its visual impact etc.
Also, because of the reduced scale of the proposal the Highway Authority now no longer wish
to object to the proposal and consider that, subject to the imposition of conditions, the
proposal can be supported.  It is felt reasonable to secure a financial contribution from the
applicant to the provision of measures to reduce reliance on the motor car e.g. facilities to
encourage cycling or walking.  The original larger scheme envisaged the provision of vehicle
lay-bys and since the Highway Authority does not require these there would be a considerable
financial saving to the applicant.  The financial contribution envisaged is £12,000and the
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applicant has verbally agreed to this.  It could be secured by the Highway Authority under a
Section 278 of the Highways Act or S106 of the Town & Country Planning Act.  Discussions
are taking place with the Highway Authority on the detail.
However, the overriding concern of the objectors is in their view, the unacceptable impact of
additional traffic generation as elucidated in their letters of objection and clearly this is in
contradiction with the Highway Authority’s support for the proposal.
In conclusion, it is considered that after careful deliberation, the proposal is acceptable in
terms of visual impact and intrusion.  In terms of traffic and highway matters the Highway
Authority no longer wish to object and whilst the concerns of objectors are noted it is
considered that they do not amount to reasons for refusal.

Conclusion
Having regard to the existing use of the site, the pattern of existing development in the area
and the relevant provisions of the development plan it is considered that subject to the
conditions recommended below, the proposed development would be in accordance with the
development plan, would not materially harm the character or appearance of the area or the
living conditions of neighbouring occupiers and would be acceptable in terms of traffic safety
and convenience.

Recommendation
Planning permission be granted subject to the following conditions:-

• Legal Agreement as necessary to achieve contribution towards local sustainable
transport initiatives.

• the development must be begun not later than the expiration of three years, beginning
with the date of this permission;

• the development hereby permitted shall be finished with materials of the same type,
texture and colour as the existing building;

• notwithstanding the plans submitted the access, car parking and turning areas shall be
constructed in accordance with details to be submitted to and approved by the Local
Planning Authority and Highway Authority, prior to the development being brought into
use.  The car parking and turning areas shall thereafter be made available for use at
all times;

• notwithstanding the plans submitted, secure, covered cycle parking shall be provided
within the application site in accordance with details to be submitted to and approved
by the Local Planning Authority and Highway Authority;

• prior to the development being brought into use, the applicant shall implement a Travel
Plan that promotes alternative means of travel to and from the site by means other
than the private car.  The Travel Plan shall cater for both staff and patients and shall
be agreed in writing with the Local Planning Authority and Highway Authority;

• provision shall be made within the application site for the parking, loading and
unloading, and turning of all construction vehicles and operatives.  Details shall be
submitted to and approved by the Local Planning Authority and Highway Authority
prior to the development commencing;

• adequate provision shall be made for the parking of staff and patients during the
construction period.  Details of the interim parking arrangements shall be submitted to
and approved by the Local Planning Authority prior to the development commencing.

Officer to Contact
Jim Curnock, Planning Assistant, Ext 4251.

2. 05/00092/DPA Erection of a pair of semi-detached houses AT LAND AT
MILLFIELD AVENUE, COTTINGHAM for Mr R Streeter
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Background
Planning permission was granted for the demolition of existing bungalow and adjacent
workshop /outbuilding and erection of three dwellings in December 2000 (Ref. 00/00260/DPA).
A further planning permission to vary a condition relating to visibility splays was granted in
June 2001 (Ref. 01/00066/RVC).
A further planning application (Ref. 02/00474/DPA) for the demolition of the existing bungalow
and replacement with three detached two storey dwellings was approved by Committee in
March 2003.
Subsequently, on 23rd November 2004, Committee approved an amendment to the house on
plot No. 1 adjacent to No. 15 Millfield Avenue, under Reference 04/00373/DPA.

Proposal
This application as amended is for the development of a pair of 3-4 bedroom semi detached
houses in lieu of the 4 bedroom detached house on Plot 2 (the western plot backing onto
Corby Road).  The proposal therefore amends the development to total four dwellings on a site
area of 0.13 hectares (i.e. density of 30 dwellings /hectare) compared with 23 dwellings per
hectare originally approved.

Policies
Northamptonshire Structure Plan
Policy GS5 – Design
Policy H3 – Housing in Villages
Policy H6 – Housing Density
Policy H7 – Housing Types and Sizes
Policy T10 – Parking for Housing
Policy AR1 – Special Landscape Areas

Corby Borough Local Plan
Policy P4(R) – New Housing
Policy P1(E) – Environmental Protection on Development Sites
Policy P2(V) – Housing – Restricted Infill Villages
Policy P10(E) – Special Landscape Areas

National Guidance
PPG3 – Housing – promotes good design and the economic use of land to higher densities to
assist in reducing the demand for Greenfield development.

Consultations
Environmental Services Director
• Recommends a condition in respect of an environmental Risk Assessment or remedial

works regarding naturally occurring arsenic.

Principal Engineer
• Sustainable drainage is needed for the whole of the development site

Northamptonshire County Council (Highways)
The access detail should comply with condition No. 1 of the planning permission Ref.
01/00066/RUC.
Recommends conditions in respect of Highway safety to be included in any planning
permission.
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Environment Agency
No comments.

Cottingham Parish Council
The Parish Council has verbally advised it is opposed to the application on the following
grounds.  Formal comments are expected before the Committee meeting.

• Application is for four dwellings in total. CBC have in the past said there would be a
maximum of three

• Possible 8 or more cars – people are likely to park on the road causing highway safety
problems

• In regard to Semi detached dwelling – plans show a 4th bedroom marked as a guest
bedroom

Representations
The application was advertised by site notice and by neighbour notification.  Letter of objection
have been received from three residents of Millfield Avenue raising the following issues:-

• Plans are inaccurate and encroach onto our land;

• Concerns regarding the soft screening to be used to border the development;

• In 2000, proposals for 4 houses were considered excessive by Highways and
Cottingham Parish Council raised concerns about overcrowding, access and sewers;

• Cottingham Parish Council proposed in 2000 that two detached dwellings would be
more in keeping with the area;

• There is only one singular access to the land;

• Millfield Avenue is a busy road and the only access to Stonepit Drive and Windmill
Close;

• Concern about parking on Millfield Avenue;

• No evidence on plans of adequate parking provision;

• Larger vehicles have difficulty gaining access;

• All vehicles coming out of the access have to ‘nose’ out in order to be able to see
anything coming;

• Semi-detached dwelling would be out of character with the surrounding area;

• The plot of land would appear much too small to accommodate five dwellings.

Report
The principle of residential redevelopment of this Brownfield site has previously been
established by previous planning permissions for the development of three detached
dwellings on the site.  The proposal being considered will retain two of the dwellings as
approved but replace a detached dwelling with a pair of semi detached dwellings.
The overall resultant density of 30 dwellings per hectare will equate to the minimum
recommended in PPG3 but below the minimum of 35 dwellings per hectare recommended
in Structure Plan Policy H6.  The proposal cannot therefore be considered to be over-
development of the site.  Whilst there is local objection to the principle of semi-detached
houses being out of character with the area, the approach to the provision of a range of
housing types and sizes is advocated by Structure Plan Policy H7.
The design of the houses comprising single storey on the frontage and two storey at the
rear – overlooking open countryside to the south, reflects the design originally approved
and will be sympathetic with the detached dwellings adjacent to 11 Millfield Avenue.  The
side windows to Plot 4 (facing No. 4 Stonepit Drive) comprise a bathroom window and
high level window to a dining area.
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The proposed access from Millfield Avenue accords with the proposal approved in June
2001 under Ref. 01/00066/RVC and therefore meets the requirements of the Highway
Authority.

Conclusion
The revised proposals to replace a detached dwelling on Plot 2 with a pair of semi
detached 3-4 bedroom dwellings meets the planning requirements in respect of density,
range of dwellings, design and vehicular access.

Recommendation
Planning permission be granted subject to the following conditions:-

• The development must be begun not later than the expiration of three years
beginning with the date of this permission.

• Notwithstanding the details submitted prior to the commencement of development
layout drawings to show parking and manoeuvring shall be submitted to and
approved by the Local Planning Authority.  Thereafter the approved areas shall not
be used for any other purpose whatsoever.

• No development shall take place until there has been submitted to and approved by
the Local Planning Authority a scheme of landscaping, which shall include
indications of all existing trees and hedgerows on the land and details of any to be
retained, together with measures for their protection in the course of development.

• All planting, seeding or turfing comprised in the approved details of landscaping
shall be carried out in the first planting and seeding seasons following the
occupation of the dwellings or the completion of the development, whichever is the
sooner and any trees or plants which within a period of five years from the
completion of the development, die, are removed or become seriously damaged or
diseased shall be replace din the next planting season with others of similar size
and species unless the Local Planning Authority gives written consent to any
variation.

• The sole means of pedestrian and vehicle access to the site shall be from Millfield
Avenue and shall be undertaken in accordance with the details shown on the
approved drawing No. 674/07D approved 28th June 2001 under Ref. 01/00066/RVC
and implemented in accordance with the following criteria:-

• A maximum gradient of 1:15 shall for the first five metres back from the
Highway boundary;

• The access shall remain ungated;

• Adequate provision shall be made to prevent the unregulated discharge
of surface water from the driveway onto the Highway.  These measures
shall be implemented before the development is brought into use;

• The first five-metre length of the driveway when measured from the
highway boundary shall be metalled.

• Details of foul and storm water drainage shall be submitted and
approved by the Planning Authority before development commences.

Officer to Contact
John Ratcliffe, Planning Officer, Tel: 464174.
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3. 05/00306/DPA Erection of detached dwelling ON LAND ADJACENT TO 3
CORBY ROAD, STANION for Mr and Mrs V Bright

Background
The site is located to the south side of Corby Road to the front of No. 3 and comprises an area
of approximately 280 square metres.  The site has a planning history relevant to consideration
of the current application.
CO/95/C296 – Erection of a bungalow with integral garage
This application was considered by the Committee on 10th January 1996 when it was resolved
that the applicant would need to increase the area of land (shown as 240 square metres) in
order to obtain an acceptable form of development.  The application was subsequently
withdrawn.
CO/96/C219 – Erection of dwelling
This application was considered by the Committee on 28th October 1996.  The site area was
slightly larger than the earlier application (270 square metres).   The footprint of the building
was considerably smaller as a two storey dwelling was proposed.  The Committee resolved
that the principle of a dwelling on the site could be acceptable but issues relating to loss of
privacy and archaeological interest needed to be addressed through amended plans and
archaeological evaluation.  No further information or detail was submitted and the application
was not decided.
00/00068/DPA – Three Bed split level Detached House with on plot parking
On 22nd May 2000, Planning Officers wrote to the Agent advising that previous concerns of the
Committee had not been addressed and where the application proposed an effective reduction
in the size of the site and alternative access arrangements, further issues had arisen.  The
applicant’s Agent was advised to amend the application.  This did not happen and the
application remained undetermined.
03/00197/DPA – Detached Dwelling
The application was for a two storey two bedroomed dwelling sited to the east end of the plot.
The application was withdrawn in July 2003.
The current proposal is for a detached two storey dwelling with a single storey side extension
of a traditional design, sited to the north-eastern end of the plot abutting the front boundary of
the site.  Access is proposed from Corby Road to the west.
Amended plans were received which were concerned with the fenestration details, omitting the
submitted dormer windows and replacing them with simple, more traditional timber side hung
windows.  The proposal provides for a three bedroom dwelling with lounge, kitchen, study and
utility room at ground floor level.

Policies
Structure Plan
Policy GS4 – Development Strategy (based on compact urban growth and transport choice)
Policy GS5 – Design (including the visual appearance of the development in the context of the
defining characteristics of the local area).
Policy H3 – Housing in Villages (limited to the confines of villages).
Policy P10 – Parking for Housing (residential developments proposing more than 1.5 spaces
on average will not be permitted).
AR 6 – Cultural Heritage (conservation of environmental assets including nationally important
archaeological sites).

Local Plan
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Policy P4(R) – Housing
Policy P2(V) – Housing in Restricted Infill Villages.  This policy advises that residential
development in restricted infill villages which includes Stanion would be on a small scale and
within the existing confines of villages.  Proposals could include small groups of dwellings,
infilling and redevelopment or change of use of existing buildings.  In determining proposals,
consideration would be given to:
i) the impact of the proposal on the form, character and setting of the village and on the

community and its local environment;
ii) the ability of local services to accommodate the development;
iii) the need to avoid a cramped form of development and one which adversely affects the

setting and amenity of existing buildings or open spaces; especially where this would
adversely affect the character of a Conservation Area.

Policy P1(E) – Environmental, Protection on Development Sites.
Policy P11(E) – Protection of Ancient Monuments and Archaeological Sites.
Where the development is for a single dwelling the Interim Policy on Housing on Rural Areas
will not be applicable.  However, any development should accord to the principles of the
Rockingham Forest Trust Design Guidance.

Representations
One letter of objection from the occupier of 6 High Street, claiming County Council still own the
bank, the plot is smaller than that submitted in 1996, archaeological survey needed and trees
to rear will reduce light to property.

Consultations
Highway Authority
No objections on highway grounds.  Request conditions to be applied as to control detailes of
development. Amendment and detailed drawings needed.

Environmental Health
Site appears to have no previous contaminate industrial or commercial use but recommend
condition.

Northants County Council (Archaeology)
Site lies in an area of considerable archaeological interest and sensitivity due to its location
within the village of Stanion.  Recommend applicant provides adequate information as to the
character and extent of the archaeological remains in the area.  Recommend that a condition
be imposed to ensure archaeological works are carried out prior to commencement of
development.

Stanion Parish Council
No objections.

Report
In policy terms, the provision of a new dwelling would be acceptable.  The design of the
dwelling is considered acceptable subject to it being constructed in natural local stone.  The
agent has referred to other sites in Stanion, where he claims reconstituted stone has been
used successfully.  However, this is a very prominent site and I consider it essential that local
natural stone is used.
While the garden area of the dwelling, approximately 60 square metres) is quite small, there is
an additional area set aside for parking and turning.  I consider that the site area is adequate,
bearing in mind the general pattern of development in the immediate area.  A condition has
been recommended which would withdraw permitted development rights for future extensions.
The remaining key issues are that of archaeology and traffic.
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The site lies in an area of considerable archaeological interest and sensitivity and it will be
necessary to undertake fieldwork to determine the extent of the archaeological remains.  The
applicant is willing to do this and the necessary condition is attached.
The Highway Authority have no objections in principle to the proposal but recommend
conditions.

Recommendation
In conclusion I consider this to be a well designed proposal, which does not impact upon
residential amenity and addresses the previous concerns raised and I recommend approval
subject to the following conditions:
1. the development must be begun not later than the expiration of five years, beginning

with the date of this permission;
2. the dwelling shall be faced externally with natural stone and roofed with natural slate,

representative samples of which shall be submitted to the Planning Authority for
approval before development commences;

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

4. notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) Order 1995 (or any Order amending or re-enacting that Order with or
without modification), no development within classes A, B, C, D or E ??? of that Order
shall be erected without the prior permission of the Local Planning Authority;

5. before development commences full details of the boundary treatment to all boundaries
shall be submitted to and agreed in writing by the Local Planning Authority;

6. adequate provision shall be made to prevent the unregulated discharge of surface
water from the driveway etc onto the Highway.  These measures shall be implemented
before the development is bought into use;

7. the access shall remain un-gated and the private drive hard paved for a distance of at
lease 5.0 metres into the site;

8. the gradient of the driveway between the correct level at the highway boundary and a
point 5.0  metres back shall not exceed 1 in 15 this length shall be hard paved.

Notes to Applicant
The applicant should be aware that the construction of steps and/or a private pathway within
the public highway shall be subject to the issue of a Licence under Section 177 of the
Highways Act 1990.

Officer to Contact
Paul Green, Planning Assistant.
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