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Development Control Committee 20th December 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
At its meeting on 18th October 2005 and 22nd November 2005, this Committee considered the
Officer’s report into the above proposal, copies of which are not included.  The report
explained that the proposal was to serve a growing population.
It was reported that the present scheme was significantly smaller in scale than earlier
submissions and previous concerns about highway safety and car parking issues were no
longer considered to be valid and recommended that planning permission should be granted
subject to conditions.
However, Members remained concerned over motor vehicle traffic generated by the proposal
and also wanted to investigate potential off-site additional car parking.  A site of open space
off Lewin Road was identified.  It was resolved that there should be a site visit.
The site visit will have enabled Members to see at first hand the application site in its
surroundings.  Two issues are drawn to Members attention.
Firstly, maximum levels of car parking are prescribed in the adopted Supplementary Planning
Guidance “Parking” March 2003.  This is the adopted standard for Corby Borough Council, all
other Districts and the Northamptonshire County Council.  In applying the standards for all the
activities proposed on the site, including the Pharmacy, car parking provision is in excess of
the maximum required spaces by about 10 spaces.  It is difficult to see how the local Planning
Authority could justify more parking provision when the application shows an excess over the
prescribed maximum.
Secondly, the site identified for possible car parking is neither owned by the Health Centre or
the Borough Council.  The land is in fact owned by the developers of the surrounding
residential estate and is designated public open space and is awaiting adoption by the
Borough Council under a Planning Obligation.  This report also highlights concerns of the
Highway Authority and the concerns of the Planning Officer, about the use of the open space
for car parking.
The Planning Officer’s report is reproduced as follows:-
The Applicant
The applicant has submitted plans showing an additional 4 No. long term (staff) parking
spaces in the main car park.   They also point out that the site is next to a bus stop and that
every effort will be made to encourage the use of public transport and car sharing for staff.  A
transport policy will be put in place by the Practice.

Highway Authority
The Highway Authority make the following observations:-
With regard to the additional car parking spaces shown at the rear of the site, I can advise that
there is no objection to these, although I would question whether spaces 42 and 43 could
reasonably be used as parking, given their dimensions.



218 2 Development Control

20 December 2005

With regard to the provision of an additional car park on land near to the junction Lewin
Road/Greeve Close, I can advise that the Highway Authority would not look favourably on this
for the following reasons:-
1. The creation of a private access onto Lewin Road would be contrary to the County

Council’s standards.  Lewin Road is a Distributor Road where access to private drives
is restricted.  Only formal junctions are normally permitted onto this category of road.

2. Notwithstanding the above, the Highway Authority would have some concern at the
introduction of turning traffic at this point, in close proximity to the roundabout as this
could be detrimental to highway safety.

3. It would be difficult to justify that the applicant provide additional car parking where car
parking spaces can be provided within the application site in accordance with the Local
Planning Authority standards.

In addition to the above, it appears that there has been some confusion over the car parking
proposed to the front of the Health Centre served directly from Lewin Road.  The Highway
Authority’s formal CR2 Comments dated 27th July 2005 are based on plans that do not include
this area for parking.  As explained above, the Highway Authority would resist the creation of a
private access served directly onto Lewin Road and therefore, this should be removed from
the application drawings.
Observations by the Planning Officer
In addition to the concerns of the Highway Authority on the provision of additional parking on
the area of open space off Lewin Road there are planning reasons why this suggestion cannot
be supported.  The area forms part of the open space provision of the neighbourhood and its
loss would be contrary to the development policies and the advice of Government contained in
PPG17: Planning for Open Space, Sport and Recreation.  Objections from residences over its
loss and the noise and general disturbance by its use as a car park can be anticipated.
The comments made by the Highway Authority in their final paragraph is noted but it
nevertheless remains the case that the amount of parking provision shown  is in excess of the
adopted maximum standards.
The recommended conditions listed in the main report require the applicant to submit and
agree a Travel Plan with the Highway Authority and the Local Planning Authority before the
development is brought into use.  The purpose of this is to promote alternative means of travel
to and from the site by means other than the private car.
Overall, having taken into account the issues raised, it is considered that there is no reason to
depart from the earlier recommendation that planning permission should be granted.

Recommendation
That planning permission be granted as originally recommended subject to the comments of
the Highway Authority and the amended plans submitted by the applicant.

Officer to Contact
Jim Curnock, Planning Assistant, Ext 4251.
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2. 05/00346/OUT Construction of family dwelling AT THE OLD STATION, HATTON
LANE, GRETTON for Mr and Mrs Swan

Background
At its meeting on 22nd November 2005, this Committee considered the Officer’s report into the
above proposal a copy of which is appended.
The report noted that this steeply sloping site, comprising part of the curtilage of the Old
Station, is occupied by a number of trees protected by a Tree Preservation Order confirmed on
25th April 2002.
A previous application in 2003 for the erection of a 4 bedroom detached house was refused on
20th June 2003.
The report noted that the application did not include a Tree Protection method statement to
show how the trees would be protected or the arboricultural implications of the impact of the
development upon the trees.  Also because of the close proximity of the dwelling to the trees
there would be pressure from future residents to pursue further pruning and/or removal.
Accordingly, it was concluded that the character and topography of this land on the edge of
the village and its location within a Special Landscape Area makes it an unsuitable site for
residential development.
However, Members deferred making a decision on the application in order to undertake a site
visit.
A further assessment of the proposed access has been undertaken.  The Principal Engineer
has advised that the gradient should not exceed 1: 15 for a distance of five metres from the
edge of the existing carriageway.  This is not considered to be feasible as proposed.

Recommendation
That planning permission be refused as originally recommended.

Officer to Contact
John Ratcliffe, Planning Officer, Tel: 464174.
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3. 05/00117/out Warehouse, distribution and employment Park (Use Class B1, b2,
& B8), with details of access, main estate road, groundwork to
create development plateau, and newt reserve AT EX CORUS
SITE, PHOENIX PARKWAY/MITCHELL ROAD for Wilson Bowden
Developments Ltd

Background
The site lies to the east of Phoenix parkway, and south of Mitchell Road. The Power Station
lies just to the north. It is previously developed open land with some 15.3 hectares of
grassland. Pylons run alongside the western edge of the site.  It is allocated for industrial
development, and is part of an industrial area.
The site was quarried for ironstone between 1896 and 1950 and was backfilled principally with
natural overburden materials.  It was subsequently used as a storage area for slag and flue
dust, which was in turn mostly removed after the steel works closure in the 1980’s. A
significant residue of contaminants remains.
The site now has a significant population of Great Crested Newts, lizards and grass snakes
requiring relocation.
The outline application seeks approval for 59,000m² of B1, B2, and B8 floorspace on 38 % of
the site area (the remainder being used for car parks, yards, roads and ‘green areas’). An
illustrative scheme is provided showing 9 buildings.  Detailed approval is sought for site
access and internal access, as well as the groundwork required levelling the site. The levelling
will result in two flat topped mounds on the northern edge of the site that will also function as
reserves for the protected Newt population of the site. At the north -east corner of the site, a
mound serving as a nature reserve will be 6-8 metres above existing ground level.
The application was reported to the 22 November meeting of the Committee, but withdrawn to
allow for discussion with the applicant over the minimum amount of B1 & B2 floorspace.

Policies
Regional  polices

The Regional Spatial Strategy for the East Midlands (RSS8), March 2005 pursues various
objectives for new development under number of different themes:

Economy and Regeneration - policies on employment land (MKSM Strategic Policy 3
that requires the provision of high quality employment land that meets the needs of
growing industries. Policy 22 requires an adequate supply of land for different
employment purposes), and notes that:
“There has also been evidence that pressure for storage and distribution sites has begun to
restrict other uses…there will be a need to ensure that there are adequate employment sites
to match the needs arising from increased levels of population” (4.2.11)
Natural and Cultural Resources: promotion of biodiversity, waste reduction and management
and flood risk
Regional Transport Strategy: aims to reduce the need to travel, reduce traffic growth, and
improve public transport.
Policy 3 expresses sustainability criteria and the need to take into account the suitability of
sites for mixed-use development
Policy 4 promotes better design and masterplanning exercises.

Milton Keynes and South Midlands Sub-Regional Strategy
RSS8 (above) incorporates the MKSM Sub-Regional Strategy. This sets out the spatial
framework and objectives for sustainable communities within the sub-region, with planned
growth focused on the realisation of a flourishing economy, and social and communications
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infrastructure. It identifies the requirement for the provision of ‘green infrastructure’.  The
Strategy has a number of  objectives, one of which is:
‘To ensure that development contributes to an improved environment - protecting and
enhancing environmental assets (including landscape and biodiversity) and providing
greenspace and related infrastructure (green infrastructure)’;

MKSM Strategic Policy 3 establishes a number of environmental principles that guide new
development.  For Corby, opportunities for mixed-use opportunities are encouraged, as are
new elements of green infrastructure.

Structure & Local Plan
Northamptonshire Structure Plan
The plan contains a number of key priorities that include:

• Conserving natural assets promoting quality design led development

• Securing the necessary infrastructure to serve development.
A number of other generalised policies relating to the quality of new development, and impact
on highways and environmental protection also apply.:
GS2 — Assets and Resources,  GS3 Land Use and Transport,
GS4 — Development Strategy, GS5 — Design,
lC1 — Industrial and Commercial Developments,
T3 — Transport Requirements,
T4 — Primary Road Network, T5 — Major Road Improvements,
T6 — Provision for the Bus,
T8 — Walking and Cycling ,  T9 — Parking Standards,
AR2 — Landscape Character, AR3 — Biodiversity,
AR5 — Measures to Prevent the Loss of Biodiversity ,
AR6 — Cultural Heritage, AR8 — Flood Protection and Flood Risk Reduction)

Corby Borough Local Plan
Proposal E10 – identifies a linear nature conservation area outside but adjacent to the
southern edge of the site
Site allocation J14 –– business/industry/distribution uses (also notes that site is derelict land to
be reclaimed, and that open uses are the most likely to be achieved).
A number of other generalised policies relating to the quality of new development, and impact
on highways and environmental protection also apply:
(P1(J) — New Development ,P2 (J) — New Development, P1(T) — Road Layout,
P6 (T) — Funding of Highway Schemes, P8 (T) — Car Parking,
P11(T) Road Safety,P12 (1)— Cyclists, P13 (T) Pedestrians,
P14 (T) — Public Rights of Way,
P1 (E) — Environmental Protection on Development Sites,
P8 (E) & P7 (F) — Wildlife, Geological and Landscape Protection,
P9 (E) — Wildlife, Geological and Landscape Protection)

Other material policy considerations.
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Catalyst Corby: Regeneration Framework (2003): aims to promote a greater choice and quality
of employment sites and diversify the existing economic base. Generally promotes the site
around the site as suitable for a high quality business use (as well as motor sports and
engineering cluster).
National policy expressed in a number of Planning Policy Guidance Notes and Planning policy
Statements are also relevant, particularly
PPG1 General Policies and Principles
PPG4  Industrial and Commercial Development and Small Firms
PPG13  Transport
PPG15  Planning and the Historic Environment
PPG16  Archaeology and the Historic Environment
PPG17  Planning for Open Space, Sport and Recreation
PPG24  Planning and Noise
PPG25  Development and Flood Risk
PPS1   Delivering Sustainable Development
PPS 9  Biodiversity and Geological Conservation
PPS23  Planning and Pollution Control
ODPM Circular 05/2005 ‘Planning Obligations’: Requires planning obligations to be sought
only where they meet a number of tests.

Consultations
NCC. Sustainable Transport
No objection in principle, but stresses there are a number of highway and transport matters
that have not been properly assessed.  Full comment is given in the body of this report.

Environmental Health.
No objection. The proposed remediation is extensive. Provided advice on conditions and
maters relevant to site management.

Environment Agency
No objection. Provides advice on planning conditions.

Engineer
No objections. Comments provided on detailed factual matters. Also asks for sustainable
drainage systems. Makes other comments already covered by NCC Highways.

Highways Agency
No objection. Holding Direction imposed but now removed..

NCC, Rights of Way:
no objection.

East Northamptonshire Council.
No objection subject to:
A lorry routing agreement/Additional traffic modelling on the A43(T) route to the north-east of
the proposed development/Account being taken of the impact  on events at the Motor
Speedway/Additional landscape on the eastern boundary to minimise visual prominence

English Nature
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No objection. Agrees that the translocation of Great Crested Newts is appropriate in this case.
Urges achievement of a net gain in natural assets or ‘green infrastructure’.

Wildlife Trust.
No objection. Substantial survey work has been undertaken.

North Northants Badger group:
No objection, provided advice on a local sett.

Woodland Trust: 
No objection.

National Grid.  
No objection.

Central Networks. 
No objection.

East Midlands Electricity. 
No objection.

Transco. 
No objection.

Anglian Water: 
No reply

Corby Power Ltd. (operators of the adjacent Power Station).
Concerned about two aspects of air quality: risk to employees and impact on site operations.
Their plant contains turbines that are sensitive to particulate air pollution. Wants assurances
about adequate management of risks.

Report
The key issues raised by the proposal are:

1. Planning policy for the site and principle of development
2. The appearance, scale and character of the building/development
3. Access, traffic and travel impact
4. The likely environmental consequences of the proposed development, particularly:

• The remediation of a contaminated site

• Control of dust and other construction impacts given the proximity of the Power
Station

• Strategies for off setting adverse impact on protected species and other natural
resources

Planning policy for the site and principle of development
The starting point for assessing the application is how it measures against the provisions of
the development plan (Structure Plan, Local Plan and RPG8).  Of central relevance is the
site’s Local plan allocation:

• This is ‘Site J23’, designated for B1, B2 & B8 development (although the local plan states
that open storage is all that can be expected given the market conditions that then
prevailed and pollution levels on the site), and

• Policy E10 identifying the northern and eastern boundaries as a linear Nature
Conservation area.
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The principal of the development is thereby acceptable as a B1, B2, & B8 range of uses is
provided for in the application.
RPG8 and the associated MKSM Sub-Regional strategy re-establishes principles that support
mixed use development.  In this respect, the development is acceptable as it proposes a
mixture of uses.
Control over maximum floorspace for B8

The applicants have stated that they intend to build general industrial (B2) units. However
given market interest there is still a possibility that the site could be developed for mostly
storage and distribution (B8) use without a substantial business, light and general industry
(B1/B2) use. The possibility of the site being dominated by B8 use appears contrary to the
drive of current planning policy which
a) In the Local Plan,  describes the site as suitable for B1, B2 and B8 use (however the Plan

does not rule out a single use)
b) In Catalyst Corby’s Regeneration Framework, suggests the area is suitable for business

(B1, B2 )uses
c) In RPG8, raises a concern that for Corby there is evidence that pressure for storage and

distribution (B8) sites has begun to restrict other uses
d) In RPG8 and the MKSM Strategy, promotes mixed use development.
Members are thereby advised that a Condition/legal agreement could be imposed to secure
mixed use development by

• Setting a 70% cap on the amount of warehouse (B8) floorspace.  This is a figure that
reflects anticipated demand across the district up to the year 2016 for industrial and office
floorspace as expressed in the Council’s recent Employment Land Study (approved by the
Council as a background document for the draft local development framework).  It is a
projected figure that is considered to strike a reasonable balance between the welcome
high market demand for B8 floorspace, yet preserving land for the emerging market
interest in B1/B2 land uses.

• Requiring the submission of a revised Masterplan and Phasing Plan for the whole site that 
predefined the distribution of the B1/B2 floorspace, and construction of access to the 
relevant parts of the site.

The applicants have promoted the idea of an 80% instead of the suggested 70% cap. In
support they have pointed out that:

• Local plan policy does not promote such a cap

• There is no policy basis for the 70% limit

• The employment land study  has not been subject to consultation, nor tested by Public
Inquiry

• They will commit to a speculative first phase of built B1/B2 development (4% of the total
floorspace) that will be the first of its nature in Corby for years.

Whilst not agreeing with all of the applicant’s points, the commitment to the speculative
construction of B1/B2 units is welcomed.  This, plus 80% cap on B8 floorspace is welcomed
as a suitable contribution to the establishment of a mixed use development.

The appearance, scale and character of the building/development
The application is wholly outline but a masterplan has been provided to indicate how the site
could be laid out. As the site is likely to be largely for distribution,  a high building height of
between 9 and 20 metres has been presumed.  As a comparison, and to set a context, other
notable local features are:

• The Power Station
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• The Morrison’s Freezer warehouse, Birchington Road, presently under construction to the
east, 19 metres high ,

• RS Components, Birchington Road, 25 metres,

• Rockingham Motor Speedway (RMS) southern stand, 22 metres.
Consequently, it can be seen that the area is already characterised by large commercial
buildings or structures. The site is located within a landscape dominated by the Power Station.
The comments of the adjoining District council that the site should have additional landscape
on the eastern boundary to minimise visual prominence is not supported – this is because
further land to the east is already allocated for such development.
The visual success of the scheme will be reliant upon the achievement of active frontages,
whereby buildings fronting the main roads will be required to present more dynamic images
that are necessary for the heart of the site.  This may be achieved in a number of ways:

• large scale vehicular circulation areas could be placed away from frontages

• Building design, artistic treatment of elements of frontage, and high quality frontage
landscape work will be expected to combine.

This is to introduce local character that would otherwise not be achieved with the development
of a fairly bland series of commercial buildings.
The illustrative Masterplan is not accepted as an adequate guide for future development as

• the suggested art content is inadequate, and

• the indicative building forms do not reflect the more striking perimeter building forms
expected of such a major site

To remedy the adverse impacts, it is suggested that development of a Masterplan be agreed
with the applicant. This is likely to comprise two related components:

• a three dimensional masterplan of the development that shows clearly the intended
arrangement of spaces and buildings, including massing, orientation, distribution of uses,
densities, building lines, and spaces

• a supporting set of written requirements that explain the plan, including  dimensions where
relevant, and which address more detailed issues, including use of materials, public art
and landscaping.

The Masterplan and other conditions will thereby address.

• Building design, colour schemes and colour treatments for new buildings to mitigate visual
impacts;

• Landscape treatment and public art at the key corner position of the proposed newt pond;

• The provision of art in key locations as part of the site’s design

• The phasing of development

• Drainage management

• Maintenance regimes for all parts of the site including long term design objectives,
management responsibilities including for the ecology areas,  and maintenance schedules

It is recognised that the Master plan is only a best estimate of the way that the site
development will proceed given that it is a market led scheme.  However it will serve to
underline the key principle to be adopted in design.

Access, traffic and travel impact
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Highways
Lengthy discussions have been undertaken on the acceptability of access arrangements and
traffic generation, as well as off-site highway improvements. Whilst the Highways Agency
originally raised objection given fears of impact on trunk roads, the objection has now been
withdrawn. The County Council and officers are still in discussion with the applicant on the
level of the financial contribution needed to allow the adaptation of local highways, footway
and cyclepath infrastructure.
At the time of writing, the size of the financial contribution has not been agreed.
There are also still a number of other highway and transportation matters that have not been
properly addressed by the applicant.  The main area of concern relates to the methodology
applied in the applicants Transport Assessment (TA) which is inconsistent with the Corby
Transport Model and has conclusion that are not robust.
Although there are a number of matters that need to be addressed by the applicant, there is no
in principle objection to the development from the Highway Authority.  It is considered that
these matters could easily be resolved with the co-operation of the applicant, with the
necessary highway infrastructure improvements and contributions included within a
subsequent Section 106 Agreement.

Cycle/Footpath routes
Regional and local plan policy encourages the improvement of ‘Green infrastructure’. To this
end, the development will lead to further incremental improvement of cycle routes.
These will be in front of the site, and a financial contribution will be secured towards the
implementation of a new footway /cycle route alongside the Willowbrook watercourse to the
south east. Here the `Genner Road Flood Water Detention Basin’ (described as a ‘lagoon’ on
the applicant’s plan) marks the entrance to a strategically important linear woodland route
extending eastwards towards Priors Hall.  The area is part of Local Plan Proposal E10 (a
linear nature conservation area) where developer contributions towards implementation of
public access should reasonably be sought.
It is intended that many of the matters above will form part of a legal agreement as will the
implementation of a Travel Plan. The Travel Plan will be an ongoing obligation on first and
subsequent occupiers to implement practical measures to minimise use of private cars
consistent with national policy expressed in Planning Policy Guidance Note No 13

The likely environmental consequences of the proposed development
The remediation of a contaminated site
Much of the slag and flue dust heaps have been removed from the site. However, a significant
blanket of contaminated material remains.  A scheme of remediation has been agreed with the
Environment Agency and the Council’s Environmental Health section. This will require further
site investigations and remediation work that can be addressed by Planning Condition.
The work is to be welcomed as bringing a severely contaminated site back into productive use.
It may be noted that Local Plan policies, drafted in different market conditions,  only
anticipated that the site would be used for open storage.  The present development will bring
far greater environmental and economic benefits to the district.

Control of dust and other construction impacts given the proximity of the Power
Station.
The concerns of the Power Station about site operations causing dust nuisance is a matter
that will require further information of the developer’s site working methods. A planning
condition will require agreement that best practice is used to prevent the possibility of such
nuisance.

 Strategies for off setting adverse impact on protected species and other natural
resources
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The site has a population of Great Crested Newts, also common lizards and grass snakes. All
are protected species requiring the developer to protect, enhance or otherwise offset impact of
development. A license will be required from DEFRA that control measures to protect these
species.  A reserve will be built at the northern edge of the site . The location is influenced by
the strategy to manage contaminated land which leaves certain areas capped and safe, but
undeveloped.

Surface water attenuation.
Revisions to the submitted drainage scheme have been required that will improve the design
standard of protection from the current 1:100 year event proposed by the applicant, up to the
more demanding standards for 1:200 year flood events. The works will necessarily involve
works to increase the capacity of the Genner Road Basin to the south of the site. The details
will be secured by condition.

Conclusion
The development is welcomed as bringing a contaminated site into productive use in a manner
that preserves valuable elements of wildlife on the site. The development thereby meets the
expectations of regional and local policy to promote biodiversity, as well as driving economic
improvement of an area.  Traffic impact on local junctions requires further discussion as will
local access improvements. These will be addressed by means of a legal agreement.

Recommendation
Subject to the prior completion of a legal agreement to secure

• a financial contribution towards the implementation of a footway/cyclepath along the
Willowbrook water course/Genner Road Lagoon area,

• implementation of a cycle route along the site frontage

• other highway works and/or financial contributions towards such highway works with
particular reference to the mix of land uses presented in the transport assessment

• Travel Plan implementation including public transport contributions

• The maintenance of records of occupier identity and trade to ensure compliance with
Condition 6 below

Permission be granted subject to the following conditions:

Reserved Matters

1. Approval of the details of the following reserved matters shall be obtained from the Local
Planning Authority in writing before any development is commenced on the erection of 
buildings at the site
(a) siting
(b) the design and the external appearance of the buildings, and
(c) the landscaping of the site

An application for approval of reserved matters may be made in relation to any individual
building or phase of development at the site subject to the limitations of the agreed phasing
scheme.

Reason: In accordance with  Article 3 (1) of the Town & Country Planning (Genera!
Development Procedure) Order 1995.  The condition recognises that detailed planning
approval has already been given to access, internal roads, groundwork to create
development plateau, and nature reserves,

2. Plans and particulars of the reserved matters referred to in condition 1 above relating to
the siting, design and external appearance of the buildings to be erected, and the means
of access to individual plots and the landscaping of the site, shall be submitted in writing to
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the Local Planning Authority and shall be carried out as approved.
Reason: In accordance with Article 4 of the Town & Country Planning (Genera!
Development Procedure) Order 1995.

3. Application for approval of the reserved matters shall be made to the Local Planning
Authority before the expiration of five years form the date of this permission,
Reason: In accordance with the requirements of Section 92 of the Town & Country
Planning Act 1990; to avoid the accumulation of unimplemented permissions.

4.   The development hereby permitted shall be begun either before the expiration of two
years from the date of approval of the last of the reserved matters to be approved,
whichever is the later.
Reason: Pursuant to the requirements of Section 92 of the Town & Country Planning Act
1990 as amended by Section 51 of the Planning & Compensation Act 2004.

Development Parameters/Site Management

5. The site hereby approved for development of a B1, B2, and B8 Business Park shall 
contain no more than 59,000 sq. metres (gross external) of floorspace. including 
mezzanine floors.
Reason: The general environmental and traffic assessment is based upon the 
floorspace shown in the indicative scheme. Increase above this level will need to be 
assessed through the submission of a planning application.

6. No more than 80% of the gross floor space in the completed development including 
internal floorspace shall be used for warehouse and distribution purposes (Use Class 
B8) of the 2005 Town & Country Planning Use Classes Order.
Reason: In accordance with national and regional policy that promotes mixed use 
development, the diversity of employment floorspace sought by the Catalyst Corby 
Regeneration Framework 2003, and other material considerations relating to the supply 
and demand for B1 & B2 floorspace.

7. There shall be no outside storage of plant, machinery, raw materials or finished products
other than in external storage areas that will have been approved by the Local planning 
Authority to comply with Condition 1 above.
Reason: To preserve parking and circulation areas consistent with Policy P8 of the Local
Plan, and in the interest of visual amenity for those areas visible from public highways.

Masterplan
8. Prior to the commencement of development on the buildings, a master plan shall be

submitted to and agreed with the Local Planning Authority.  This shall include:
(a) a three dimensional plan of the development area that shows clearly ground levels,
the intended arrangement of spaces and buildings, including massing, orientation,
distribution of uses, building lines, active frontages, entrance features and spaces, the
place of art as part of the design theme, and strategic landscape and ecology work, and
(b) a supporting set of written requirements that explain the plan, including
dimensions where relevant, and which address more detailed issues, including issues
such as use of materials, lighting, landscaping,  vehicular/pedestrian/cycle access, the
relationship between building position and containment of on-site noise, drainage and
related management issues.
(c ) a phasing scheme that specifies the order that all elements of the site will be
implemented including the first phase of construction being small B1/B2 units
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The design, construction and phasing of any individual building or element of
development shall follow the principles of the approved Masterplan.

Reason: To minimise the environmental effects of the development, to promote good
design on the frontage elements of the site,  and to ensure that design and management
principles for the site as a whole are implemented consistent with Policy P1(J) of the
Corby Local Plan.  It is acknowledged that approval has already been given to access,
internal roads, and groundworks to secure development plateau, and the nature reserve

Contamination
9 Remediation of the site shall be carried out in accordance with the approved remediation

strategy. On completion of remediation, a closure report shall be submitted to the Local
Planning Authority. The report shall provide validation and certification that the required
works regarding contamination have been carried out in accordance with the approved
Method Statement(s). Post remediation sampling and monitoring results shall be
included in the closure report.
Reason: To ensure site remediation is carried out to the agreed protocol, and to provide
verification that the required remediation has been carried out to the required standards.

Landscape, Public Art, EcoIogy,
10. .No building development shall take place until full details of a landscape, public art and

ecological scheme, and associated programme for implementation for the site as a
whole has been submitted to and approved in writing by the Local Planning Authority.
The scheme shall provide for landscape corridors, treatment of the perimeter areas of
wildlife habitats, and shall be implemented in accordance with the approved scheme
prior to first occupation or as otherwise agreed in writing with the Local Planning
Authority.
Reason: Reason: In the interests of visual amenity and nature conservation,
consistent with Policies P1, P7 P8 & P9 of the Corby Local Plan and the policies of 
Regional Policy.

11. A landscape management plan including long term objectives, management
responsibilities and maintenance schedules for landscape areas including in the
strategic landscape scheme referred to in condition 11 above shall be submitted to and
approved in writing by the Local Planning Authority prior to the commencement of any
development pursuant to this permission. The landscape management plan shall be
carried as approved.
Reason: In the interests of visual amenity consistent with Policies P1, P7 P8 & P9 of 
the Corby Local Plan

Drainage/Flood management
12. The development shall  be implemented in accordance with the submitted drainage and 

flood risk strategy as amended in accordance with Condition 14 below. The drainage 
management plan shall be carried out as approved.
Reason:  To ensure that the recommendations of the submitted flood risk assessment 
are adopted as required by Policy AR8 of the Northamptonshire Structure Plan.

12. Before the development of any individual building or phase of development at the site
commences, a scheme for the provision of surface water attenuation, petrol/fuel oil
spillage interceptors, connected to storage tanks and to surface and / or foul drains for
all parking, access and vehicle wash areas to serve such individual building or phase of
development, shall be submitted to and be approved by the Local Planning Authority .
These works shall be implemented on site as so approved.
Reason: To minimise pollution of drainage watercourses and foul water treatment
facilities as required by Policy P1 (E) of the Corby Local Plan.
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Highways.

14 No building shall be occupied until highway improvements on the public highway,
including completion of the right turn lane access on Phoenix Parkway, waiting
restrictions and cycleway connections have been implemented.
Reason: In the interests of traffic safety and convenience.

15. Notwithstanding the plans submitted, all roads, junctions, footpaths, cycle-ways and
verges shall be designed and constructed in accordance with the details to be submitted
to and approved by the Local Planning Authority.  Details shall accord with the standards
contained within the Northamptonshire County Council document ‘Design Guide for
Commercial Estate Roads’

16. Provision shall be made during the construction period to
a) accommodate all site operative’s, visitors and construction vehicles loading, off

loading, parking and turning within the site
b) prevent the deposit of mud and other similar debris on the adjacent public highways
The provision shall be in accordance with details to be submitted to and agreed in writing
by the Local Planning Authority.

Footnotes:
Detailed approval is granted for site access and internal access, as well as the groundwork
required levelling the site and creating the nature reserve areas.

Reasons for approval
The development is welcomed as bringing a contaminated site into productive use in a manner
that preserves valuable elements of wildlife on the site. The development thereby meets the
expectations of regional and local policy to promote biodiversity, as well as driving economic
improvement of an area. Conditions will ensure that the site presents mixed development
consistent with national and regional policy.

Officer to Contact:
Gordon Smith
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4. 05/00414/REG 3 Extension to side of Old Village Community Centre to create
kitchen and meeting room AT HIGH STREET, CORBY for Corby
Borough Council

Background
This application falls to be determined by the Development Control Committee as the applicant
is Corby Borough Council.  The application may be considered as minor.

Proposal
The proposal is for a small extension to the side, near the front entrance to provide a kitchen
and meeting room.

Policies
Northamptonshire Structure Plan
GS 5 – Design.

Representations
No representations have been received.

Consultations
Leisure Services (Summarised)
Very supportive.

Engineers
Sustainable drainage.

Report
The proposal matches the existing building in terms of style and materials and can be
supported.

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

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

Officer to Contact
Jim Curnock, Planning Assistant, Ext 4251.
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5. 05/00409/REG 3 Alteration to window openings and install roller shutters to all
windows AT ARRAN WAY COMMUNITY CENTRE, CORBY for
Corby Borough Council

Background
The applicant is Corby Borough Council and therefore, the proposal comes before this
Committee for determination.  The proposal can be considered as minor.

Policies
Northamptonshire Structure Plan
Policy GS5 – Design.

Representations
No representations have been received.

Consultations
Engineers
No engineering comment

Environmental Services
No comment or objection.

Report
The proposal seeks to rationalise the window openings to facilitate the installation of security
shutters to be fitted under the eaves.  There are no concerns about this proposal.

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

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

Officer to Contact
Jim Curnock, Planning Assistant, Ext


