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Application for Planning Permission 
 

 18/00817/OUT Development of land for employment use (Use Classes 
B1/B2 and B8) together with ancillary parking, highway 
infrastructure, engineering works, landscaping and ancillary 
works. ALL MATTERS RESERVED At Cowthick Plantation, 
Stamford Road, Stanion, Northamptonshire. 

1. Site surroundings: 
1.1 The site lies to the East of the A43 (Stamford Road). The southern end includes Cowthick 

Plantation, which is located adjacent to the A6116 (Brigstock Road) and the village of Stanion. 
To the east/north of the site is a landfill site and recycling centre. The land lies on the edge of 
the town. The application site excludes Fircroft Park to the south-west which has prior consent 
for a roadside service area and lorry park. 

1.2 The land use of the site and its surroundings has historically been a mix of industrial and 
commercial uses, with multiple uses and nearby ironstone quarries, supplying the steel 
yard/works. Another notable feature is a timber yard that from the beginning of the 20th century 
until the 1950s used to be present immediately to the southwest of the site. 

1.3 The application site extends to approximately 162.5 hectares, with the developable area of 
approximately 81.8ha. The site adjoins a SSSI. The land is located within an area of high 
landscape sensitivity being close to Stanion and includes a significant area of woodland. The 
application site is located within flood zone 1 and is at low risk of flooding. Harpers Brook lies 
south of the site and is a tributary to the River Nene.  

1.4 It is also noted that there is substantial variation in the natural ground level and the site 
boundary is well enclosed by the vegetation buffers.  

1.5 The site is not a rural idyll it demonstrates urban features although not features with a sharp 
urban edge; these features exist in part due to the nature of previous uses on the site   and 
adjoining existing uses such as the recycling centre to the north of the site and the disused 
quarry to the east of the site. The site exhibits attributes that would allow it to be considered 
as the “urban fringe”. 

2.  The Proposal: 
2.1  The applicant for the present application Mulberry Development Limited, seeks consent for 

outline planning permission for the development of land for employment use (Use Classes 
B1/B2 and B8) together with ancillary parking, highway infrastructure, engineering works, 
landscaping and ancillary works (ALL MATTERS RESERVED). The applicant proposes the 
development of up to 404,100m2 of B1/B2/B8 units with approximately 7112 employees. 

2.2  The applicant has submitted a series of illustrative drawings to demonstrate how the proposed 
scheme might be accommodated on the site. 

2.3  The applicant has confirmed that the maximum building height under any options  would be 
23m measured externally. 

2.4  Access into the site is to be taken from the A43 via a new roundabout, which runs to the 
western boundary of the application site.   

2.5  It should be noted that the submitted plans are treated as illustrative only where the plans 
relate to access, layout, scale, appearance and landscaping. 

3.  Site History:  
The records indicate that The Planning Inspectorate granted planning consent on the 4th May 
1982 for Tipping operations and land restoration for agricultural purposes.  
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3.1 15/00283/DPA: Upgrading the surface of an existing hard track and creation of a new lorry 
turning point. Application permitted on 13.10.2015.  

4.  Policy Context: 
4.1  The key parts of the NPPF (2019) in relation to this proposal are as follows: 

- NPPF Section 2- Achieving sustainable development 
- NPPF Section 6- Building a strong competitive economy 
- NPPF Section 7- Ensuring the vitality of town centres 
- NPPF Section 9 – Promoting sustainable transport 
- NPPF Section 11 – Making effective use of land 
- NPPF Section 12- Achieving well-designed places 
- NPPF Section 15- Conserving and enhancing the natural environment 

4.2  In July the North Northamptonshire Joint Core Strategy (JCS) was adopted by the Joint 
Committee representing the District Councils of Corby, East Northamptonshire, Kettering and 
Wellingborough, as well as Northamptonshire County Council. The following policies are 
considered relevant for this application: 

- Policy 1 (Presumption in favour of Sustainable Development) 
- Policy 3 (Landscape Character) 
- Policy 4 (Biodiversity and Geodiversity) 
- Policy 5 (Water Environment, Resources and Flood Risk Management) 
- Policy 6 (Development on Brownfield Land and Land affected by contamination) 
- Policy 8 (North Northamptonshire Place Shaping Principles) 
- Policy 9 (Sustainable Buildings) 
- Policy 10 (Provision of Infrastructure) 
- Policy 11 (The Network of Urban and Rural Areas) 
- Policy 12 (Town Centres and Town Centre Uses) 
- Policy 13 (Rural Exceptions) 
- Policy 15 (Well-connected Towns, Villages and Neighbourhoods) 
- Policy 18 (HGV Parking) 
- Policy 22 (Delivering Economic Prosperity) 
- Policy 23 (Distribution of New Jobs) 
- Policy 24 (Logistics) 
- Policy 25 (Rural Economic Development and Diversification) 

5.  Consultation: 
Internal 
CBC Environmental Services: 

5.1  (15.01.2019) The Council’s Environmental Health Officer was consulted in regards to 
Contamination and Air quality. For Air Quality the officer refers to chapter 9 ‘Air Quality’ of the 
Environmental Statement reference P18-1422 dated December 2018 and associated 
appendices 9.1, 9.2 and 9.3 and accepted the conclusion that the development will not cause 
any ‘significant adverse (air quality) effects’ on receptors in the Borough. She has confirmed 
the acceptance of the suggested mitigation measures for the construction and operational 
phases and agrees with the recommendations that they can be contained within a 
‘Construction Management Plan’ and ‘Low Emission Strategy’ respectively. The officer is 
satisfied that these can be dealt with by an appropriately worded condition requiring 
submission and approval before development commences.  

5.2  The officer has reviewed chapter 10 ‘Ground Conditions’ of the Environmental Statement 
reference P18- 1422 dated December 2018 and appendix 10.1 Phase 1 Preliminary Risk 
Assessment (PRA) reference 127144/R02 dated August 2018 by Fairhurst and agrees with 
the recommendations contained in section 7 regarding the requirement for and design of an 
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intrusive ground investigation to ascertain the environmental and geotechnical ground 
conditions.  Two conditions have been recommended for any remediation scheme and 
unexpected contamination to control the matter.  

(02.04.2019)- No comments/objection. 

5.3 (16.07.2019) – Environmental Services was re-consulted on the amended information and the 
officer has reviewed the amended chapter 9 Air Quality from the Environmental Statement, 
‘Supplementary Environmental Information’ dated 07 June 2019 reference P18-1422 and 
offered the following comments: I accept the amended chapter and agree with the proposed 
total emissions “damage” cost calculation and would be happy to discuss proposed mitigation 
measures in accordance with paragraph 9.5.14 of the revised Chapter 9.’ 

5.4 (20.01.2020)- Senior Environmental Health Officer (EHO) provided the following comments in 
regards to noise assessment: 

These are three areas which are considered to be above the Council’s 5dB(A) limit for the 
development of the site – Warren Road, The Paddocks and the Holiday Inn Hotel. The 
methodology as adopted under BS4142:2014 and A1:2019 classifys the Holiday Inn as a 
lower risk receptor than the residential developments, however the Council’s noise limit 
covers all. 

Health Protection note the possible conditions which can be included to minimise the impact 
of noise at the three locations and bring them under the +5dB(A) level. 

Section 8.5.10 of the Noise assessment uses Acoustic barriers where service yards / car 
parks are placed. Any acoustic barriers would need to be assessed at the Application Site 
would need to be imperforate, be sealed at the base, and have a superficial density of at 
least 18kg/sq.m. 

Further measures which should be conditioned are outlined in points 8.5.13 – the conditions 
proposed are strongly recommended to be included in any final decision to minimise 
disturbance to hotels residents and residential properties. 

• Increasing sound reduction performance of the building fabric to 35dB Rw (roofs to 
have a sound reduction performance of 28dB Rw taking account of roof lights);  

• Noise levels in spaces behind open level access doors limited to 75dB(A 

5.5 EHO also added that - any unit located along the western site edge single-sided, with its 
service yard to the east, is recommended to reduce the rating level at the hotel to 2dB above 
the background sound level, thereby further reducing any adverse noise effects. 

A number of noise control and management conditions shall as follows:  

• Vehicle engines should be switched off during loading, unloading or waiting;  
• Drivers should be instructed to not unnecessarily rev vehicle engines;  
• Broadband or white noise reversing alarms should be used in preference to tonal 

alarms;  
• The use of vehicle horns should be prohibited unless in an emergency; and  
• Personnel should be instructed to not shout outside the building or create any noise 

nuisance, for example, the use of radios. 

It is noted that until fixed plant is known, no assessment can be accurately made. Units 
along the western site edge should be assessed once fixed plant is known and acoustic 
impact assessment then calculated to ensure that the plant is sited or controlled to minimise 
noise impact. 

CBC Local Plan Section: 

5.6  CBC Local Plan Section were consulted on this application. They have confirmed that the site 
lies on the edge of the town and is therefore considered as open countryside. The Local Plan 
Section goes on stating that development which conflicts with relevant policies and 
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approaches will not be permitted unless through the use of planning conditions, obligations or 
the most important features of the site can be retained or compensated for nearby. 

5.7 Local Plans have also provided the results of the desk based study undertaken as part of the 
Employment Land Review (May 2018) and highlighted the unfavourable conditions with 
respect to the site such as neighbouring Land Uses, biodiversity sensitivity, Biodiversity impact 
on species or recognised site, site is located on ‘Major High’ permeable strata, includes 
agricultural land, Greenfield site and no formal access points. 

5.8 The study also highlights  some favourable factors such as (archaeology, flood risk, land 
stability, minerals, existing use) or neutral conditions (accessibility, recreational facilities, 
health & safety, impact on community facilities, impact on form and character, cultural 
heritage, heritage asset, land contamination, physical constraints, ease of utility provision). 
The full results of the desk based assessment can be found at 
https://www.corby.gov.uk/home/planning-and-building-control/planning-policy/plan-
making/part-2-local-plan-corby. 

5.9 In addition the marketing assessment undertaken by PBA/Aspinall Verdi as part of the 
Employment Land Review notes that Land at Geddington Road (ELR03) was considered as 
a possible employment allocation in the process that produced the current JCS, but was 
rejected. 

5.10 Local Plans recommended that development on the subject site along with the Fircroft Park 
site cannot be expected in the plan period, because it would only occur after Midlands 
Logistics Park had been completed, and if the B8 units there had been successful. However, 
they have confirmed that the above assessment does not take into account the policy merits 
of these sites. 

5.11 The officer goes on stating that, the ‘Employment Land Review noted that quantitatively the 
existing and JCS-allocated supply of employment sites is roughly double the need for 
additional employment land over the plan period to 2031. This is clearly more than enough to 
cover the need, replace any existing space that may be lost in future and allow a generous 
margin for flexibility, competition and choice. Land at Geddington Road was not taken forward 
for further consideration in the Review as it is strategic in nature (>5ha) and will therefore be 
subject to further examination in the forthcoming review of the JCS due to commence later in 
2019.’ 

5.12 The paper, which supported site allocations in the current JCS, concluded that the site, whilst 
located adjacent to the A43, was identified as being of fair quality in the SELA and was not 
included in the list of suggested sites for further evaluation. Development for employment 
purposes would require significant infrastructure investment. The site is poorly connected to 
the existing urban area. The woodland at the southern end of the site is of high biodiversity 
value whilst the remainder of the land is a Potential Wildlife Site. In addition, the site adjoins a 
SSSI. The land is located within an area of high landscape sensitivity being in close proximity 
to Stanion and including a significant area of woodland.  The negative impacts of development 
outweigh the potential benefits and it is not considered appropriate to allocate the site in the 
Plan. 

5.13 In conclusion the Local Plan suggested that ‘given the above, an application for B1/B2/B8 use 
on Land at Geddington Road is not supported in terms of planning policy. It would result in the 
loss of a sensitive site within the open countryside, whilst resulting in an over-supply of 
employment land within the Borough. Any allocation or development of this site would be a 
matter for the JCS to re-consider.’ 

5.14 (06.08.2019)- Local Plan Section was re-consulted against the Employment Land Statement 
submitted by the applicant, which attempts to show that Corby and the application site therein, 
is highly attractive to the logistics industry due to its exemplary transport connections and 
geographical location, with recent improvements to the strategic road network further 
enhancing its appeal. The submitted report also attempts to demonstrate that in both 

https://www.corby.gov.uk/home/planning-and-building-control/planning-policy/plan-making/part-2-local-plan-corby
https://www.corby.gov.uk/home/planning-and-building-control/planning-policy/plan-making/part-2-local-plan-corby
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quantitative and qualitative terms, there are no other existing or proposed employment sites 
in Corby or beyond that can accommodate the identified market needs. 

5.15 The Local Plan officer assessed the submission and provides the following conclusions – 
‘Having reconsidered the above application it remains the position of Local Plans that an 
application for B1/B2/B8 use on Land at Geddington Road is not supported in terms of 
planning policy.  

Sustainability Officer 

5.16 (29.01.2019)- CBC Sustainability officer has assessed the submitted information. The officer 
provided the following comments: I have reviewed the D&A statement Rev:p2 Nov'18 5.0 
requirements relating to the sustainability chapter, and note section 5.33 to 5.36 - low carbon 
design features to be included. I have also reviewed chapter 14 'climate change' of the 
Environmental Statement, in particular section 14.12.22, 14.12.40, and 14.12.41 mitigation 
during the construction and operational phase. In addition to pre BREEAM assessments, I am 
satisfied that these mitigation measures as noted in the sections above, can be dealt with by 
an appropriately worded condition requiring submission and approval before development 
commences. 

5.17 (06.08.2019)- The officer was re-consulted on the revised information. She confirmed that the 
information within the Climate Change Chapter remains unchanged and therefore would not 
provide any further comments on the application. 

5.18 (20.08.2019)- The officer response received by way of an email suggesting that a condition is 
required for BREAAM assessments, which should  be carried out in accordance with NNJCS. 
The sustainability officer also suggested sharing the Corby Borough Council’s ‘air mitigation 
guidance for developers’. 

5.19 (15.10.2019)- No further comments.  
CBC Tree Officer 

5.20 No comments received. 
CBC Building Control: 

5.21 No comments received.  
CBC Property Services 

5.22 (05.03.2020) Comments received from Property Services in regards to the availability of sites 
are as follows: 

Consideration of the JCS existing and proposed strategic employment site allocations in 
Corby is provided below: 

• Gefco, Geddington Road - The site has a long standing occupation for car storage, with 
an occupational lease in place until 2036. Therefore, the site is unlikely to come forward 
for employment development beyond its existing use. 

•  Midlands Logistic Park, Geddington Road - 96 Ha - Now 90% delivered. 
• Manton Park, Cockerell Road - 9.3 Ha - Site ownership is split between 5 owners, each 

with individual schemes. Planning applications for parts of the site have recently been 
determined. The site cannot meet the demands of the Cowthick application. 

• Rockingham Enterprise Area - Significant contamination is likely to impair the ability to 
build out much of the site, in particular the thickness of made ground making 
development impractical or commercially unviable. Hence, the ongoing car storage use 
off Baird Road/Shelton Road and plans to convert the Rockingham Speedway and 
surrounding grounds to a car processing facility. Further, where the site is developable 
we have seen smaller scale industrial facilities being built, such as the Jacksons Bakery 
off Genner Road and Bakeaway on Centrix Park, which have reduced the availability of 
large tranches of land for larger schemes. Of the remaining developable land, identifying 
a sufficiently sized site to deliver a scheme to match the proposed 404,100m2 
development will be challenging.   
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External 
Northamptonshire County Council Waste Planning Authority 

5.23 (20.12.2018 )- NCC Waste Planning Department were consulted on this application. The 
Officer confirmed that the proposed site is partly located within WS2: Corby – South East, 
designated as being acceptable in principle for integrated waste management facilities under 
Policy 13 (Locations for waste management facilities) of the Minerals and Waste Local Plan 
(MWLP) (adopted July 2017). The proposed site is also located within a number of separation 
areas for permitted waste facilities in the area.  

5.24  The officer also added that as a location where waste management uses are acceptable and 
where there are waste management uses in the proximity of the application site, the applicant 
should demonstrate how the proposal meets Policy 30 (Preventing land use conflict) of the 
MWL. 

5.25  (23.09.2019) - The officer confirmed that they have assessed the final Land Use Compatibility 
Statement and considers that the proposal meets Policy 30 (Preventing land use conflict) of 
the MWLP.  

Northamptonshire County Council Fire and Rescue, and Broadband Services 

5.26 (04.01.2019) - NCC Fire and Rescue, and Broadband Services were consulted on this 
application. The response follows the principle guidance in the County Council’s adopted 
Planning Obligations Framework and Guidance Document (2015). 

5.27  In terms of Fire Hydrants and Sprinklers, the officer demonstrates that new development and 
associated infrastructure equates to an increase in visitors as well as traffic movements. This 
will inevitably lead to an increase in the spread of fire risk, which places additional demands 
on Fire and Rescue Service resources to ensure safe places are maintained, consistent with 
national Government expectations and guidance.  

5.28  The officer goes on saying that Northamptonshire Fire and Rescue Service sets out its criteria 
for responding to incidents within its Standards of Operational Response (SOR). The 
standards outline how the Service will respond to different incident types which fall within its 
statutory responsibilities under the Fire and Rescue Services Act 2004. In addition, new 
developments generate a requirement for additional fire hydrants and sprinkler systems in 
order for fires, should they occur, to be managed. 

5.29  The officer confirmed that an assessment of the site will need to be undertaken by the Water 
Officer of Northamptonshire Fire and Rescue Service in order to establish the precise 
requirement. It is expected however that this development will require a minimum of 81 x fire 
hydrants to be provided and installed, on a basis of one hydrant per 5000sqm non-residential 
floor-space created. The capital cost of each hydrant (including installation) is currently £892 
per hydrant, totalling £72,252. It is expected that the developer will meet the full cost of 
providing and installing hydrants for the development. 

5.30 The officer also added that any hydrants and/or sprinkler systems, if required, should be 
installed at the same time as the rest of the water infrastructure and prior to any commercial 
building being occupied. This is to ensure adequate water infrastructure provision is made on 
site for the fire service to tackle any property fire. The final location of any fire hydrants and/or 
sprinkler systems for the new development must be agreed in consultation with the 
Northamptonshire Fire and Rescue Service Water Officer prior to installation, and secured 
through a planning condition. 

5.31  In regard to broadband services, the officer demonstrated that to ensure Northamptonshire’s 
vision for the county new developments (both housing and commercial) should be directly 
served by high quality fibre networks. Moreover, access to a next generation network (speeds 
of > 30mbs) will bring a multitude of opportunities, savings and benefits to the county. It also 
adds value to the development and attract occupiers.  
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5.32 The Officer recommends that early registration of development sites is key to making sure the 
people moving into the proposed developments get a fibre based broadband service. In 
addition, it is advised that ducting works are carried out in co-operation with the installations 
of standard utility works. 

Northamptonshire County Council Archaeologist  

5.33 (21.02.2019) Northamptonshire’s County Archaeological Advisor was consulted on this 
application. The officer confirmed that the area had been quarried and this is likely to have 
removed any below ground archaeological potential. 

NCC Lead Local Flood Authority 

5.34  (18.03.2019) County Flood Authority was consulted in relation to drainage issue. The Drainage 
Engineer has reviewed the submitted surface water drainage information located within; Flood 
Risk Statement and Drainage Strategy ref 127144 rev 1.1 prepared by Fairhurst dated October 
2018. The officer confirmed that there is insufficient information available to comment on the 
acceptability of the proposed surface water drainage scheme for the proposed development. 

5.35  The Officer goes on saying that with reference to Local Standards and Guidance for Surface 
Water Drainage in Northamptonshire document, the submitted surface water drainage 
information fails on the following grounds: 

i) The FRA indicates a surface water attenuation requirement of 86500m3 in order to meet 
the discharge rate of 2 l/s/ha however calculations have been omitted.   
ii) Section 5.6.1 of the FRA refers to a Main River, Harpers Brook, identified as final 
discharge point of surface water drainage from the development. The drainage strategy 
identifies the land between the development site and proposed watercourse falls into the 
ownership of Northamptonshire Highways. In which case details or permission to discharge 
/ cross third-party land will be required.  
iii) The developer will need to consult with the Environment Agency for any works in relation 
to the Main River. 

5.36  The officer recommended additional surface water drainage information which would cover 
the deficiencies highlighted above and be able to demonstrate the development will not 
increase risk elsewhere and where possible, actively reduces overall flood risk.   

5.37 (22.03.2019) County Drainage Engineer reviewed additional information provided by the 
applicant on 19th March 2019. The Officer confirmed that on review points i) and iii) have been 
addressed and would require response from highways to confirm permission to cross the 
highway. 

Northhamptonshire County Council Ecologist: 

5.38  (14.01.2019)- The County Ecologist was consulted in regard to this application and raised 
concerns due to an incomplete species survey along with insufficient information provided to 
carry out a robust assessment of the ecological impacts of the proposed development. 

5.39  The ecologist recommended for the following:  

- Badger report 
- bottle tapping survey (to identify the size of the great crested newts metapopulation) 
- Protected species licence (to be conditioned) 
- Dormouse survey (insufficient) 
- Breeding bird survey 

5.40  Moreover, the advisor shares the following observations and concerns: 

- Wildlife Trust was not engaged in the pre-application stage to evaluate impact and 
recommend mitigation measures.  
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- Due to limited information (construction of attenuation features, precisely where they 
would be located and how mitigation planting and other measures would be distributed) 
the ecologist is unable to evaluate potential impact on LWS.  

- ES does not provide any information in regard to invasive non-native species protocol 
for  Cotoneaster horizontalis removal and disposal (in accordance with Wildlife and 
Countryside Act 1981)  

5.41 In the light of the above the ecologist suggested that due to insufficient information the 
application cannot be determined at this stage. A withdrawal of the application was 
recommended. 

5.42 (09.04.2019)- County Ecologist were re-consulted on this application upon the receipt of 
Badger Survey and Drainage Plan. She has confirmed that a Badger Licence should not be 
required at this stage of the application, however suggested two conditions from BS42020 for 
dormouse and great crested newt licences. The above conditions will ensure the completion 
of both required surveys. 

5.43 A Construction Environment Management Plan (CEMP: Biodiversity) and a Landscape and 
Ecological Management Plan (LEMP) have also been recommended by the ecological 
advisor. However, the County Ecologist has expressed her concerns in regard to the required 
survey for nesting birds and necessary assessment to evaluate impacts on the LWS due to 
lack of engagement of the applicant with the Wildlife Trust. 

5.44 (26.07.2019)- The County ecologist was re-consulted and states in her comments that the 
submitted new ecological information has revealed the site to be more ecologically important 
in particular relevance to the  large population of great-crested newts, importance of the site 
for meadow pipit, lapwing and dormouse ( district-county importance). 

5.45 The ecologist particularly focuses on the loss of Pond (P1) which is the hub of large 
metapopulation and it is also assumed that the loss could not be mitigated appropriately. 
Moreover, the cumulative interest has not been addressed and it is evident that the current 
proposal would result in net biodiversity loss. 

5.46 Along with the previous conditions the adviser recommended an additional specific biodiversity 
monitoring strategy to include the site’s existing and new habitats and protected as well as 
other important species. 

5.47 (15.10.2019)- The County Ecologist was re-consulted on this application in regard to 
Landscape Strategy and is happy to wait for more detailed plans at the reserved matters stage.  

North Northamptonshire Joint Planning Unit:  

5.48 (15.01.2019)- County Joint Planning Unit (JPU) were consulted in regard to this application 
and raised significant concerns due to insufficient effective landscape mitigation proposed to 
deal with the identified impacts.  

5.49 Moreover, the Unit shares the following observations and concerns:  

• the size and scale of this proposed development will have an adverse impact on the 
visual amenity and character of the area both when viewed in isolation and cumulatively.  

• Local Wildlife Site (LoWS) (Cowthick Plantation) and the Site of Special Scientific 
Interest (SSSI) adjacent to the site have not been highlighted in the Landscape Visual 
Impact assessment (LVIA). These have not been included as landscape receptors, nor 
have they been incorporated when evaluating landscape sensitivity.  

• Landscape principles should be applied at this outline planning stage to ensure that 
landscape design guidelines are in place before the submission of reserved matters.  

• Little evidence has been provided that the site will improve connectivity and integrate 
into the wider green infrastructure network.  
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5.50 In the light of the above the JPU recommended the following:  

• Revision of LVIA, with further assessment of the impact on the LoWS and SSSI included.  
- Wireframes are shown on viewpoint photographs to enable a full evaluation of the 
impact assessment to be carried out. 

• Submission of a Landscape Strategy setting out the overarching principles proposed as 
part of the scheme, detail on retained and enhanced features, planting strategies, 
boundary treatments, Sustainable urban Drainage Systems (SuDS) and connectivity.  

• Integration of landscape (Green Corridor) within the employment/industrial setting.  

• the small parcel of woodland in the centre of the site to be retained and integrated into 
the sites green infrastructure.  

• The woodland opportunity map highlights the application site as having ‘low woodland 
creation potential’. It is recommended that the site is assessed in detail to reassure that 
the above is the case.  

5.51 (22.08.2019)- County Joint Planning Unit maintained their significant concern due to insufficient 
effective landscape mitigation and enhancements given the scale of built development 
proposed. 

5.52 The revised information has not addressed the previously raised concerns/suggestions. The 
assessment fails to highlight the Local Wildlife Site (LoWS) (Cowthick Plantation) and the Site 
of Special Scientific Interest (SSSI) adjacent to the site in its assessment. These have not 
been included as landscape receptors, nor have they been incorporated when evaluating 
landscape sensitivity. 

5.53 JPU also considers that the proposed floor space is inappropriate for a site with this landscape 
value and therefore would recommend the built form be reduced, and GI interventions 
increased. A landscape-led approach is recommended with integrated green corridors 
throughout the site that incorporate existing features and creates views out into the 
surrounding landscape. 

5.54 (21.10.2019)- County Joint Planning Unit (JPU) were re-consulted on this application as the 
applicant provided Landscape Strategy and Design Code in response to Officer’s comment. 
JPU confirms that the submitted Landscape Strategy & Design Code (LSDC) (BMD, April 
2019) responds to many of the previous queries and concerns. The Unit also confirms that the 
above document provides a detailed account of the proposed GI framework and its onsite 
applicability to minimise landscape and visual effects identified in the LVIA. 

5.55 The concerns relating to the Site of Special Scientific Interest (SSSI) adjacent to the site have 
been addressed as part of the LSDC.  The submitted LSDC also provides the evidence of 
extending and enhancing the Public Rights of Way (PRoW), which explains that informal 
‘amenity routes’ will pass through the existing section of Cowthick Plantation, as well as along 
the western boundary of the site on the proposed landscape bund. 

5.56 However, though the applicant has provided an integrated landscape approach to the proposal, 
the JPU is not convinced that this is a landscape-led approach for the proposed scheme. The 
landscape consultant considers that the scale of the built form is incongruous to the 
surrounding landscape and should be significantly reduced to be more sympathetic to its 
setting. Several conditions have been requested by the Landscape Consultant to be 
considered by the LPA to impose at the reserved matters stage.  

The Environment Agency: 

5.57  (29.01.2019)- Environment Agency was consulted on this application. Initially the Agency did 
not provide any comments.  

5.58  (28.02.2019)- The Agency was re-consulted in regards to the additional information submitted 
by the applicant. No objection has been raised to the proposed development, subject to the 
imposition of five conditions recommended by the Planning Advisor.   
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5.59  (09.04.2019)- Environment Agency was re-consulted on the revised information submitted by 
the applicant. The Agency confirmed that they have reviewed the Planning Drainage Strategy 
(Drawing No. 127144/0200 revision B dated 19 October 2018) and referred to the letter dated 
28 February 2019 regarding the application. 

5.60  (30.07.2019)- Re-consultation carried out on receipt of the additional information submitted by 
the applicant. The Agency confirmed that they have reviewed the amended chapter 10: 
Ground Conditions Addendum and Chapter 11: Hydrology and Drainage Addendum and 
noted that no further information has been submitted. They have referred to the letter dated 
28 February 2019 regarding the application, the contents of which is still applicable. 

5.61  (11.12.2019)- Environment Agency was re-consulted on receipt of the Agricultural Land 
Classification report prepared by Soil Environmental Services Ltd, reference SES/MCD/CP/#1 
dated 26 October 2019. The Agency stated that the comments made on 28h February 2019 
remains applicable and the Agricultural Land Assessment Report does not change the advice 
given in that letter. 

Natural England:  

5.62  (13.02.2019)- No Objection. It is considered that the proposed development will not damage 
or destroy the interest features for which the site has been notified.  

5.63  In terms of Green Infrastructure it is recommended that existing woodland within the 
application site is retained and enhanced to improve the ecological network and local 
landscaping which includes connections to other wooded habitat and transitions to semi-
natural habitats, such as long grassland. 

5.64  Additional advice is offered by Natural England: 

- Landscape and Visual Impact Assessment should be provided in accordance with the 
Landscape Institute Guidelines for Landscape and Visual Impact Assessment. 

- Environmental enhancement might include: 

• Providing a new footpath through the new development to link into existing rights 
of way. 

• Restoring a neglected hedgerow. 
• Creating a new pond as an attractive feature on the site. 
• Planting trees characteristic to the local area to make a positive contribution to the 

local landscape. 
• Using native plants in landscaping schemes for better nectar and seed sources for 

bees and birds. 
• Incorporating swift boxes or bat boxes into the design of new buildings. 
• Designing lighting to encourage wildlife. 
• Adding a green roof to new buildings. 

- The proposed development can contribute to the wider environment by: 

• Links to existing greenspace and/or opportunities to enhance and improve access. 
• Identifying opportunities for new greenspace and managing existing (and new) 

public spaces to be more wildlife friendly (e.g. by sowing wild flower strips) 
• Planting additional street trees. 
• Identifying any improvements to the existing public right of way network or using 

the opportunity of new development to extend the network to create missing links. 
• Restoring neglected environmental features (e.g. coppicing a prominent hedge 

that is in poor condition or clearing away an eyesore). 

5.65  However, draws attention of the LPA to the land and soil quality. No soil assessment has been 
submitted to establish the agricultural land classification therefore the Agency is unable to 
advise if more than 20ha of Best and Most Versatile (BMV) agricultural land will be lost. 
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Moreover, the agency suggested that the existing woodland within the application site is 
retained and enhanced to improve the ecological network and local landscaping. 

5.66  (18.07.2019)- Comments on 13th February 2019 remains same as the amendments do not 
differ significantly in respects of impacts on the natural environment. 

5.67  (26.09.2019 and 10.10.2019)- Comments on 13th February 2019 remains same as the 
amendments do not differs significantly in respects of impacts on the natural environment. 

5.68  (16.01.2020)- Natural England were consulted in regard to the Agricultural Land Assessment 
Report submitted by the applicant. They have confirmed that the comments made on 13th 
February remains applicable and the Agricultural Land Assessment Report does not change 
the advice given in that letter. Further comments were sought from the soil specialist of Natural 
England in regards to Agricultural Land Classification and they have confirmed by way of an 
email that the land is unlikely to contain significant areas of Best and Most Versatile 
Agricultural Land. 

Wildlife Trust: 

5.69  (09.01.2019)- Wildlife Trust holds Objection due to insufficient information in respect of Great 
Crested Newts, Hazel Dormice and Breeding Birds survey. The Trust also recommended that 
LPA cannot reserve to Planning Conditions the requirement to undertake ecological survey 
efforts in respect of Protected Species Matters. A refusal /withdrawal was recommended due 
to lack of information on ecological matters and mitigation measures. 

5.70 (27.03.2019) Wildlife Trust was re-consulted on additional information provided by the 
applicant. However, in their comments they have confirmed the expansion of their objection 
due to lack of information on Protected Species Survey and Drainage Plan. The proposed 
water attenuation evidenced within the drainage plan is unacceptable, as it will lead to 
significant destruction and damage to the inherent fabric and features of the LWS. 

5.71  (23.07.2019)- Wildlife Trust maintains their objection to this application. The concerns raised 
in regards to the detrimental impact to the LWS is the installation of the drainage system along 
the bottom of the gully, significant impact on the dormice, impact on great crested newts and 
overall mitigation measures.  

5.72  It is expected that the drainage proposal will significantly change Cowthick Plantation Cutting. 
A scheme of restoration for the remaining area of the cutting to provide mitigation is suggested 
if the proposal goes ahead. It is also recommended that an updated LWS survey would provide 
a useful baseline for the restoration.  

5.73  For the protection of the great-crested newts the Trust have suggested that a series of ponds 
linked by suitable habitat to be a more suitable proposal and also recommends that the pond 
and its surroundings should be managed for the lifetime of the development since that is the 
period over which the mitigation measure will be required. Further information is required to 
reflect the mitigation measures for the lifetime of the development and proposed future 
management of the LWS and the Protected Species. 

5.74  (16.10.2019)- Wildlife Trust have reviewed the submitted Landscape Strategy and Design 
code in association with the Response documents from the applicant. 

The Trust strongly suggests the imposition of planning conditions requiring the production of 
Biodiversity Monitoring Scheme, Construction Environment Management Plan (CEMP: 
Biodiversity) and a Landscape and Ecological Management Plan (LEMP). The Trust also 
confirms that imposition of the above conditions will remove its objection.  

Historic England:  

5.75  (09.01.2019)- Historic England were consulted on this application and stresses the need for 
careful consideration in determining the application.  They have also demonstrated that there 
is potential for the proposed development to impact upon the setting of heritage assets, which 
may or may not result in harm to their significance, particularly in longer/wider views.     Historic 
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England also recommended the inclusion of long views and any specific designed or 
historically relevant views and vistas within the surrounding landscape.   

5.76 (17.07.2019, 02.10.2019 and 09.10.2019)- No further comments were made by Historic 
England in regards to this application. 

The Countryside Charity, CPRE (19.04.2019):  

5.77  CPRE were consulted on this application and raised concerns in regards to impact on open 
countryside along with setting precedent to extend development further to the south of Weldon 
in the future. The Charity expressed concerns in regards to negative impact on the green 
infrastructure corridor and wider visual impact.   

Crime Prevention Officer:  

5.78  (03.01.2020)- Northamptonshire Police has been consulted on this application and no formal 
objection has been raised to the development in principle. The officer clarified that they could 
not provide specific detailed security advice due to the proposed application being ‘Outline’ 
and with indicative information only. Without designated occupier/use, it is also impossible for 
them to recommend the appropriate security measures commensurate with risk. 

5.79 The officer also expressed his concerns regarding the submitted documentation, as the 
information does not identify what measures are to be considered to mitigate against crime, 
apart from a reference in the Design and Access Statement with regards Secured by Design 
principles 5.31, HGV parking 4.09 and cycle security 5.42. 

5.80 The officer goes on saying that- 

 ‘the future success of this development can though be critically influenced by crime, 
and Northamptonshire Police need to have a major impact on certain design issues, I 
appreciate that this cannot be overstated at this stage. However, it is felt that certain 
critical measures should be highlighted and that early liaison with the police Crime 
Prevention Design Adviser should be encouraged to help establish the right level of 
security in order to help match the crime prevention measures to the actual, as well as 
the perceived crime risk for the area. Legitimate activity on industrial estates overnight 
and at weekends can be very limited and this inactivity can attract criminals. Once a 
development has been completed the main opportunity to incorporate crime prevention 
measures will have been lost. The costs involved in correcting or managing badly-
designed development are much greater than getting it right in the first place.’ 

5.81 The Officer recommended that consideration must be given to both environmental design and 
physical security. The following observations/recommendations are made to be considered at 
the outline stage or prior to the reserved matter stage: 

• Excessive permeability within the site should be avoided. The balance needs to be 
struck between useful routes around and through the development, thus creating a 
pleasant environment where people feel safe and secure, and the provision of 
numerous paths duplicating each other and providing "escape routes" for those up to 
no good. 

• The use of CCTV will enhance security on the estate. Where possible, this should be 
real time monitored with automatic number plate recognition (ANPR) facility. 

• Access routes should be well lit. The estate roads should, as a minimum be lit to the 
County Highways PFI standard, e.g. EN13201-1 P6. Illumination to buildings and on 
plot should be switched appropriately and installed to the manufacturers 
recommendations to help prevent light pollution. 

• Provide safe and secure holding areas for HGV’s arriving on the development prior to 
off-loading to reduce prevalence of on street parking where loads are vulnerable to 
theft, parked vehicles cause a danger to other road users and pedestrians and drivers 
can increase the issue of litter and other public health problems. 
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• Ensure footpaths and cycle ways do not run along rear boundaries to premises and 
are well overlooked. 

• Ensure good natural surveillance is available to cover entry points to premises. 
• All premises should have commensurate secure perimeter boundary to vulnerable 

areas including employee/visitor parking and should be located to provide good natural 
surveillance from within the business area and by other capable guardians. 

• Planting of thorny and spiny shrub species in front of vulnerable boundaries will deter 
unlawful access. 

• Landscaping, tree planting, CCTV and lighting schemes should not be in conflict with 
each other. 

• Site access control during all periods of the day must be seriously considered 
dependant on the use/operation of the business. 

• Building physical security should be to recognised security standards. 

 5.82  (18.07.2019)- The Crime Prevention Officer was re-consulted on the amended information 
submitted by the applicant. The officer has reviewed Section 5- Security (5.47-5.50) of the 
Design and Access Statement. The officer provided the following comments: 

• S- 5.47 - The possibilities of incorporating secure by design principles need to be 
discussed with Northamptonshire Police at the earliest opportunity and prior to any 
further submission. 

• Doors must be approved certified security standards, particularly those located outside 
secure areas. 

• Safety glazing must be laminated safety glass not toughened, in vulnerable areas 
• S-5.50 – This comment is not acceptable ‘The types of occupier operating a facility of 

the type and size proposed on this development are typically experienced operators of 
at least one similar facility. Security measures supplementing the security measures 
noted above such as CCTV, access control, alarm systems, security gatehouses and 
car park fencing will be led by occupier operations, experience and requirements’. 

5.83 The officer also stresses the need for early liaison with the police Crime Prevention Design 
Adviser to help establish the right level of security in order to help match the crime prevention 
measures to the actual, as well as the perceived crime risk for the area. The officer 
recommends that minimum security requirements i.e. car park security needs to be considered 
at this stage. 

Anglian Water:  

5.84 (29.01.2019)- Anglian Water was consulted on this application and no objection has been 
raised to the application. Observations and recommendations have been made in regards to 
Assets Affected, Wastewater Treatment, Used Water Network and Surface Water Disposal. 

5.85  Anglian Water have confirmed that the proposed development will affect the assets owned by 
Anglian Water or those subject to an adoption agreement within or close to the development 
boundary. They have recommended the following informative to be included-  

‘Anglian Water has assets close to or crossing this site or there are assets subject to 
an adoption agreement. Therefore the site layout should take this into account and 
accommodate those assets within either prospectively adoptable highways or public 
open space. If this is not practicable then the sewers will need to be diverted at the 
developers cost under Section 185 of the Water Industry Act 1991. or, in the case of 
apparatus under an adoption agreement, liaise with the owners of the apparatus. It 
should be noted that the diversion works should normally be completed before 
development can commence.’ 
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5.86  In regards to foul drainage, they have confirmed that the catchment of Corby Water Recycling 
Centre will have available capacity for these flows from this development. They have also 
assessed the development in relation to wastewater treatment and indicates that this 
development lies beyond the range at which detectable noise and odour from the WRC 
operation would normally be anticipated. As such we would conclude that the risk of a loss of 
amenity at the development due to operations at the WRC is low and therefore this 
development is considered acceptable. 

5.87  Under section 3-Used Water Network, Anglian Water states that the proposed development 
will lead to an unacceptable risk of flooding downstream. Therefore, Anglian Water will need 
to plan effectively for the proposed development and need to work with the applicant to ensure 
that any infrastructure improvements are delivered in line with the development. To control the 
matter phasing plan and /or on-site drainage strategy condition is recommended by Anglian 
Water. 

5.88  In section 4 – Surface Water Disposal, the preferred method of surface water disposal to a 
sustainable drainage system (SuDS) with connection to sewer has been seen as the last 
option by Anglian Water. They have clarified that Building Regulations (part H) on Drainage 
and Waste Disposal for England includes a surface water drainage hierarchy, with infiltration 
on site as the preferred disposal option, followed by discharge to watercourse and then 
connection to a sewer.  

5.89  It should be noted that the proposed surface water management does not relate to Anglian 
Water operated assets and therefore Local Lead Flood Authority was consulted to review the 
proposed surface water drainage strategy.  

5.90  (16.07.2019 and 26.12.2019) No additional comments received. 

Northamptonshire County Council Highways Authority: 

5.91  (23.01.2019)- NCC Highways Authority were consulted on this application. The Officer raised 
concern as the TPA did not scope the Transport Assessment before commencement, which 
leads to contravention of the LHA’s advice and NCC Policy.  

5.92  Highways officer identified that the submitted list of committed development have omitted 
Tresham in East Northamptonshire and North Kettering Business Park as well as Stanion 
Plantation, Little Stanion and Corby West. The officer recommends inclusion of the above 
including the Geddington Road Roundabout, which is significant as it affects traffic flows and 
queue lengths. 

5.93  In terms of Public Transport, the officer considers that the existing bus services are inadequate 
to support the proposed development. It is therefore recommended that the applicant work 
with NCC Bus and Transportation Team in order to explore options in improving the 
accessibility of the development site by buses. A comprehensive public transport and 
walk/cycle access strategy for the site is required as part of the Transport Assessment. 

5.94  Highways Authority have assessed the TA and DAS regarding Non-Motorised User (NMU) 
Access and suggested additional detail is required for this tobe achieved. Further 
recommendations were made for shared use (Combined Footway and Cycleway-CFC)  to link 
with existing provision towards Corby town centre along with improved connectivity for NMUs 
towards Weldon, Little Stanion and Stanion which will also be required. 

5.95  During the assessment of the TA, NCC Highways have carried out checks on the modal split 
percentages, trip distribution (based on 2011 census data), proposed land use proportion  (B1, 
B2 and B8), growth factors regarding the A43/Stamford Road Junction, base traffic flows and 
considers them accurate/reasonable.  

5.96  In addition, the officer confirms that PIC data taken from Crash Map is unacceptable and must 
be obtained from NCC. NCC has also carried out checks of the vehicle trip rates adopted for 
the MLP application, and considers the trip rates low, specifically the B1 and B8 trip rates.  
Therefore, requested that the trip rates be reassessed using the latest TRICS database for 
further assessment. 
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5.97  Highways officer requested that the trip generation for the proposed development be 
reworked, and therefore has not carried out any checks of the future with development flows. 
The officer also confirms that County highways have not reviewed any of the junction capacity 
assessment undertaken within the TA at this stage due to the request for the trip generation 
work. 

5.98  Highways officer goes on stating that- the assessment of only one off-site junction for a 
development of this scale will be entirely insufficient.  The development will clearly have a 
much wider impact on the highway network. Therefore, it is requested that the applicant 
identifies a more realistic scope of network junctions to be assessed for approval by NCC 
Highways following the requested update to the trip generation for the proposed development. 

5.99  (03.04.2019)- Re-consultation was undertaken on the drainage strategy submitted by the 
applicant. Highways maintains their previous comments including the following observations: 

The applicant has submitted a drainage drawing depicting swales near the highway. It is 
not evident whether the swales are intended to be infiltration or merely storage. The plan 
is scaled at 1:2500 and scanned incorrectly and so accuracy on small measurements is 
compromised. LHA Standards require that;  

a) No SUDS within the public highway  
b) Any SUDS with infiltration of water (including soakaways) are to be located a 
minimum of 5m from the public highway  
c) Any private storage of water is to be a minimum of 2m from the public highway and 
potentially further dependant on depth (storage of adopted drainage allowable under 
the highway (not kerb lines etc.) such as oversized pipes and large concrete box 
culverts).  
d) Where highway water enters a private system discharge rights are to be secured 
and a way-leave will be required to the outfall. 

5.100  (29.05.2019)- Further re-consultation was carried out on the amended Transport Assessment 
submitted by the applicant. NCC highways maintains their view by stating that –  

‘Presently the applicant has failed to demonstrate a proposal that would not be 
detrimental to the Highway and that meets the LHA standards and Policies.  The LHA 
recommends that either the applicant supplies all of the information required to the 
LHA standards and policies or the application be refused.’ 

 5.101  County highways have reviewed the amended TA, which includes further trip rate exercise 
undertaken by TPA to provide a review of the likely trip rates that may be obtained from the 
TRICS database. NCC Highways has carried out checks of the trip rates provided from the 
sensitivity exercise and considers that the trip rates are lower than expected. This is 
particularly the case for ‘Light’ vehicles. Reflecting Highway’s initial comments, it is suggested 
that the trip rates be further reassessed using the latest TRICS database for further review.  

5.102  (14.10.2019)- NCC Highways was re-consulted on the amended information submitted by the 
applicant. The LHA recommends that either the applicant supplies all of the information 
required to the LHA standards and policies or the application be refused or withdrawn. 

5.103  The officer indicated that there are significant capacity constraints on the A43 down to the 
A14, and that the NNJPDU has commissioned an ‘A43 Study’ to consider the likely highways 
mitigation to accommodate planned and committed development (of which this site is neither). 
Therefore, it is recommended that, this development should consider its impacts on the 
junctions in the A43 study, and provide the necessary mitigation. 

5.104  Public transport accessibility is a key aspect of the transport principle of development. As 
mentioned in earlier comments, the highways officer has made it clear that, If the LHA is to 
respond favourably to the application, it needs to be convinced that an adequate strategy is 
proposed, and this will need to be secured through a Section 106 agreement associated with 
the outline planning application. 
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5.105  As set out previously, NCC Highways continue to consider the trip rates provided to be low. It 
is requested that the trip rates be reassessed and reworked. Therefore, checks of future with 
development flows have not been carried out at this stage. Further to the above comments on 
trip rates, Highways has not reviewed any of the junction capacity assessment undertaken 
within the TA as the trip generation work that has informed the forecast flows, should be 
reworked. 

5.106  The updated TA continues to assess only one off-site junction, which is insufficient. Highways 
require the applicant to provide a realistic scope of junctions to be assessed, which should be 
provided for approval in advance. 

5.107  (19.02.2020)- Further re-consultation undertaken in relation to applicant’s response and 
Technical Note. The officer clarified that highways do not consider that the Transport 
Assessment work is robust in nature. However, in absence of further junction capacity 
assessment work, NCC Highways suggested that LPA could consider a monitor and manage 
approach to progress the application. 

5.108  The officer added further clarification about how this approach would involve the mitigation of 
the initial unit / phase of a limited scale for which detailed assessment and mitigation is 
required.  Once complete and occupied this can then be used as the basis to assess actual 
impacts of this site, to determine future phase impacts.  These assessments would then be 
used to determine the mitigation of the next phase and so on. 

5.109  The officer goes on to say how the above approach is associated with greater risks and costs 
on the applicant’s part. The comments are as follows: 

In our view this will, in the fullness of time mean the applicant will be doing all the 
assessments that we have previously indicated, and potentially much more.  It may 
also mean that a junction mitigation scheme is identified and implemented only then 
for them to have to revisit this junction again later when a further assessment of the 
next phase is available, to identify the next phase’s mitigation and so on.  These are 
the risks the applicant shall take, along with the significant uncertainty of not knowing 
the full scale of mitigation and associated costs, for not looking at thorough junction 
capacity assessments at this stage.  

5.110  With regards to the Technical Note providing further information regarding Public Transport, 
Pedestrian and Cyclist movement and the Framework Travel Plan, matters in broad terms 
give the LHA some comfort that sufficient provision may be implemented. However, the officer 
confirmed that the detail is still considered at a high level stage and will require further 
development. 

5.111  NCC Highways requested further information identifying the suite of junctions requiring  further 
surveys and subsequent assessment and to be included in any such Monitor and Manage 
condition or agreement and those junctions that the applicant proposes be improved (and thus 
mitigate traffic impact) on day one subject to any consent granted to facilitate an initial, limited 
phase. 

5.112  (24.02.2020)- County Highways Department were re-consulted on the final submission by the 
applicant. The officer acknowledged that with sufficiently worded conditions appended to any 
consent highway’s raised concern can be dealt with at the reserved matters stage 

5.113  In response to the proposed drainage strategy, the officer clarifies the requirements of LHA 
standard- 

• No SUDS within the public highway  
•  Any SUDS with infiltration of water (including soakaways) are to be located a 

minimum of 5m from the public highway  
• Any private storage of water is to be a minimum of 2m from the public highway and 

potentially further dependant on depth (storage of adopted drainage allowable under 
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the highway (not kerb lines etc.) such as oversized pipes and large concrete box 
culverts).  

• Where highway water enters a private system discharge rights are to be secured and 
a way-leave will be required to the outfall. 

5.114  The revised Public transport strategy/ walk cycle is also considered sufficient by highway’s 
officer for this application, however will require more detail at the reserved matters application. 

5.115  The officer also confirmed that the Framework Travel Plan contained within the Technical Note 
provided by the applicant is considered acceptable at this stage however is lacking in much 
detail. 

5.116  The County highways officer is satisfied with the level of detail at this stage in regards to Non-
Motorised User Access and requests that more details is submitted as part of the reserved 
matter application. 

5.117  NCC Highways have clarified that ‘Manage and Monitor’ approach can be considered in the 
absence of required junction capacity assessment and requests mitigation or Monitoring and 
Management of the following junctions:  

• The realigned Stamford Road priority junction   
• A43/A6116/A4300/Long Croft Rd junction (800 two-way flow at A43 arm).  
• A427/A6086 junction (100 two-way flow at A6086 South arm).  
• A427/A43/Corby Rd junction (40 two-way flow at A43 South arm).  
• A43/A6003 junction (400 two-way flow at A43 North arm).  
• Crucible Road priority junction  
• Gainsborough Road priority junction  
• A43/A6116/ Long Croft Rd junction   
• A427/A6086 junction  
• A427/A43/Corby Rd junction  
• A43/A6003 junction  
• A14 junction 12 with A6116   
• A43/ Prologis Park / Weekley Wood Avenue  
• A43/ Rockingham Road/ A6183   
• A14 Junction 7  
• A43/A6116 Arnsley Road 

5.118 In summary, the officer concludes that as this application is in outline form with all matters 
reserved, LPA must condition the required assessment and mitigation works and the monitor 
and manage approach. The officer also added that - the wording and content of such 
conditions and of the wider monitor and manage conditions will take time to get right so should 
be delegated to be agreed with officers in consultation and agreement of the LHA.   

East Northamptonshire District Council (ENDC) 

5.119  Objection to the proposed development and recommendation made for refusal. 

Little Stanion Parish Council: 

5.120 (03.01.2019)- Little Stanion Parish Council provides the following comments: 

The Parish Council objects to this proposal. 

We are surprised, and concerned, to see another application for a logistics 
park/storage facility in this location given that the Midlands Logistics Park development 
adjacent to the Holiday Inn is currently under construction by Mulberry Developments. 
It is our view that such an application is premature given that there has not yet been 
an opportunity to assess the effect on the surrounding area of the current ongoing 
development. 
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Little Stanion is a growing village which already experiences considerable traffic flow 
to and from the Euro Hub. In just one week in June almost 23,000 vehicle movements 
were recorded on Longcroft Road by a Traffic Count Unit, equating to over 3,000 per 
day. All of this traffic has to use the A43 to gain access to the Euro Hub. Traffic volume 
can only increase significantly once the Mulberry Development is completed and the 
roundabout where the A43, A4300, A6116 and Longcroft Road converge is already 
subject to serious congestion at peak times on a daily basis. 
There has been, and continues to be, significant disruption to traffic flow on the A43 
during the current construction and it is our view that a period of stability is required 
before another large development is permitted in this area. We are concerned that the 
road network may struggle to cope adequately with the demands of the Mulberry 
Development and that it would be unwise to permit a second major development before 
its impact has been assessed. 
Furthermore, we notice that the ecological report recommends that surveys are 
undertaken in relation to a number of species, but there is only a brief reference to the 
existing deer population. There is a significant number of deer in the vicinity which 
have already been disturbed by the current Mulberry development. There have been 
several incidents in recent months where deer have been injured or killed on Longcroft 
Road, The Council is very concerned that further development will reduce their natural 
habitat considerably and lead to more deaths or injuries as the deer are displaced. We 
have recently been successful in engaging the help of Mulberry Developments and 
Tata Steel to erect deer warning signs on Longcroft Road but this can only have a 
limited effect as, sadly, not all drivers take sufficient notice of the signs and the 30 mph 
speed limit. As more deer are displaced we believe additional traffic calming measures 
will be necessary. 

Weldon Parish Council: 

5.121  (09.01.2019)- Weldon Parish Council objects to the proposed scheme. The Parish provides 
the following comments: 

Weldon Parish Council would like to strongly object to this planning application in an 
attempt to exposing our village and all surrounding villages to an intolerable level of 
traffic and the significant impact on the environment this brings with it. 
Reviewing the documents attached it is clear that the current proposed layout does not 
reflect the new road alinement currently under Construction (see attached). The right 
turn into Stamford Road from the A43 should be kept closed to encourage traffic to use 
the new link between the A43 and A427 (Weldon bypass) rather than rat running 
through the village. Note that Stamford Road by Weldon Park is due to become a one 
way system installed later this year. To encourage HGV's to use the correct route (A43) 
we would expect a 7.5T weight limit the full length of the A6116 from the Eurohub 
R/bout to the A14. 
Further to the inaccuracies in the application, the Council would like you to consider 
the following points: 

1.  Why is another logistic park being proposed when a new one is planned opposite, 
Midlands Logistic Park?  The cumulative effect of the two parks will put mean that the 
roads will become gridlocked at peak times. 

2. More lorries would be joining others on Corby's heavily used roads. These roads, 
referred to as 'part of the strategic road network' are poorly maintained and barely 
able to cope with current traffic volumes.   

3.  CBC has approved several residential housing applications, but no thought has been 
given to safe pedestrian crossing.  How has the Health and Safety and wellbeing of 
the current and future residents been considered?   

4. It has taken much time and effort to obtain calming measures in our village, with 
narrow roads not designed for modern lorries.  How can safe village life be 
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guaranteed and not be spoilt by noisy lorry traffic taking a short cut, ruining our roads 
and concerning safety concerns? 

5.  An area of green land has already been cleared for Midlands Logistic Park.  Cowthick 
Plantation will be doing the same by demolishing an established woodland. How 
many area for our wildlife are going to be destroyed? After the loss of our local football 
pitch to yet more housing we need to protect as much of our local green space as 
possible.   

6.  There are several empty industrial buildings in Corby crying out for renovation, Corby 
Borough Council need to show true innovation and care for the future of the 
environment and residents of Corby?   

7. Whilst we appreciate that this proposed development offers employment opportunities 
for the area we would like to point out that diversity in the type of employment being 
offered is what is required.  The low skilled, low paid employment that this type of 
development offers is in abundance in the area.  

In summary, Weldon Parish Council strongly objects to this planning application on the 
grounds that the area, and our village in particular, are unable to sustain this level of 
traffic volume increase. The area is being massively overdeveloped and there is no 
requirement for further development of this type.  The negative effect on air quality, the 
road network and the increased risk to pedestrians and cyclists should not be 
overlooked. Finally, the plans upon which this application is based are out of date, 
demonstrating a total lack of local knowledge and no consideration of the cumulative 
effect of the proposed development. 

Stanion Parish Council: 

5.122  (23.04.2019)- Stanion Parish Council objects to the proposal and the following comments were 
made: 

Stanion Parish Council wishes to register its very strong objection to the above 
Planning Application on the following grounds: 

1.  Achieving Sustainable Development - National Planning Policy Framework (NPPF) 
July 2018, Chapter 2, paragraphs 7 - 10 inclusive.  
The purpose of the planning system is to contribute to the achievement of sustainable 
development, and its objective must be to consider how development can meet present 
needs, without compromising the ability of future generations to meet their own needs. 
In order to meet the sustainable development threshold, planners must ensure that 
they strike a strategic balance between the economic, environmental and social 
elements, when deciding on the outcome of a planning application. Planners cannot 
therefore, view an application in isolation, as all new developments will impact upon 
and alter the effects of previous developments, and especially so, where the success 
of a planned development relies heavily on vital, shared local and national 
infrastructure. As is the case with this application. 
It is difficult in these circumstances to understand how this application could possibly 
be viewed as sustainable development, how it would fit with balanced plan-making, 
and how its approval would meet the three overarching objectives of sustainable 
development: economic, social and environmental, in any way that could be viewed as 
achieving a mutually beneficial outcome. 

2.  Making effective use of land - National Planning Policy Framework (NPPF) July 2018, 
Chapter 11, paragraphs 117 - 123 inclusive.  
Planning policies and decisions should promote an effective use of land in meeting the 
need for homes and other uses, while safeguarding and improving the environment 
and ensuring safe and healthy living conditions. Strategic policies should set out a 
clear strategy for accommodation objectively assessed needs, in a way that makes as 
much use as possible of previously-developed or 'brownfield' land.  
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There is already a considerable amount of brownfield land available in the county and 
a great deal of warehouse capacity, that is yet to be utilised, both in the county and 
moreover, in the immediate area of Corby, and it is difficult to understand why this is 
not used before consideration is given to the loss of more agricultural land. 
In order to meet the objectives of Chapter 11, the impact of a development on the 
environment must be considered. In this particular circumstance there will be a direct 
impact on the quality of life for residents of Stanion and the wider Parish Community. 
Stanion Parish Council firmly believes that the approval of this application will severely 
and adversely affect the quality of life for its parishioners. 
There is already considerable adverse impact from the commercial developments that 
have been approved in recent years and the additional effects of the latest 
development, the MLP, is yet to be fully realised as the project is only now reaching 
completion. 
The provision of impact assessments as part of the application process, has done little 
to alleviate the concerns of residents, as invariably the real impact is only felt once a 
site is operational, and is often at odds with the predictions contained in the 
submission. This is to be expected as predictions can only ever provide guidance and 
act as an indicator of a possible outcome. 
The cumulative adverse effect of the many developments that already operate in the 
vicinity are already being felt and the addition of yet another 401-acre Logistics Park, 
with building heights ranging from 22 - 36 metres over 6 Zones, with a 365 day 24-
hour operating model, has done little to alter the belief that all balance has been lost. 
When one views the number of logistic developments within a mile of the village of 
Stanion, both operational and planned, it is impossible to understand how the approval 
of this latest application could be viewed as achieving appropriate densities, in line with 
the NPPF paragraph 122. 

3. Conserving and enhancing the natural environment - National Planning Policy 
Framework (NPPF) July 2018, Chapter 15, paragraphs 170 - 177 inclusive. 
Planning policies should recognise the intrinsic character and beauty of the countryside 
and the wider benefits of natural capital, including the economic and other benefits of 
agricultural land, woodland and trees. 
It is the view of the Parish Council that the approval of this application would have a 
severe and permanent detrimental impact on the natural environment, with the 
greatest impact being felt by the parish of Stanion and its parishioners. We have 
already suffered the loss of the wooded area that was cleared to facilitate the 
development of the MLP, with much of the wildlife moving into the Cowthick plantation 
area, which has increased the density of the deer population in the plantation, which 
is now impacting on the surrounding land, and the homes therein. 
Despite the stated intention of retaining Cowthick plantation as part of the submitted 
plan, the development of the site, with its very tall buildings and a 365-day operating 
model, will cause great disturbance to the wildlife in the plantation, by creating noise 
and light pollution, with the impact being felt particularly severely by the nocturnal 
animals, such as bats, which will be discouraged from roosting and foraging. 
Not only does the natural environment benefit wildlife, it is vital to the wellbeing of our 
parishioners, for whom the plantation and the fields adjacent, provide a buffer and a 
haven from the constant hum of traffic. 
There are already considerable pollution problems experienced by the residents of 
Stanion and these will only increase if this application is approved. These are: 

1. Severance  
a. Created by the volume of traffic on the A43 and A6116, which discourages 

travel from the village into Corby, by road or on foot, as there is no safe 
method of traversing the main roads and no safe footway to the side of them. 
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b. Joining the A6116 from the village is particularly difficult during peak traffic 
periods and further exacerbated by the need give way to traffic from Corby 
when you join the roundabout 

2. Noise pollution 
a. The noise created by traffic is such that residents in Warren Road, despite 

installing noise reducing glazing are still adversely impacted by traffic noise. 
The use of their gardens is very restricted throughout the year. 

3. Light pollution 
a. Due to traffic using the A43 and A6116 in support of commercial sites that 

operate a 365-day 24-hour business model, the dwellings in Stanion, 
adjacent to these roads suffer the effects of lights moving laterally across 
their windows 

4. Air pollution 
a. Traffic fumes contribute to the low air quality, and though air quality 

assessments have been carried out as part of the planning submission, the 
sampling cannot predict the full effect of traffic pollution once MLP phase 1, 
and then MLP phase 2 become fully operational. The possible further 
increase in air pollution resulting from this proposal is of great concern. 

For the reasons outlined in this letter, Stanion Parish Council wishes to record its very 
strong objection to Planning Application 18/00817/OUT and requests that the application 
be refused. 

5.123  (14.10.2019)- Stanion Parish Council provided further comments on the amended information. 
The comments are as follows: 

Having considered the amended application and the responses and comments of the 
statutory consultees, Stanion Parish Council wishes to register its further very strong 
objections to the above Planning Application on the following grounds. 
Notwithstanding the amendments to the application, statutory consultee responses and 
the possible mitigating effects of proposed changes, the Council remains extremely 
concerned regarding the profound negative impacts of the proposed development and 
its considerable contribution to the increase in HGV traffic in the local area and 
particularly along the A6116. This development will most certainly adversely impact all 
villages along this route. 
The Council is particularly concerned that the new route signing from the roundabout at 
the junction of the A43/A6116 specifically directs traffic along the A6116 to join the A14 
at Junction 12 Islip, when travelling in an easterly direction towards the A1 and east 
coast ports. 
The journey from the A43/A6116 roundabout to the A14 junction 12 at Islip, takes some 
8 minutes, but on this short journey you will currently encounter on average, 20 HGV 
vehicles: and this is before phase one of the MLP development is completed and fully 
operational, before phase two of the MLP has commenced, and before the Cowthick 
Plantation application has been approved, all of which will further increase and 
exacerbate the detrimental effects of HGV traffic. And will have a profound adverse 
impact upon all villages along this route. 
Stanion Parish Council is of the firm opinion that, irrespective of the decision to grant or 
refuse permission for Planning Application 18/00817/OUT, serious consideration should 
be given to reviewing, revising and amending the use of the A6116 as the designated 
main HGV· route to and from the A14 at Junction 12, Islip. 
Stanion Parish Council considers that the A6116 should be restricted to 'Access Only' 
for HGV vehicles and that all other HGV traffic, whether travelling in an easterly or 
westerly direction once on the A14, should be directed to use the A43 by-pass from 
Stanion (which was clearly intended to provide a fast and efficient route for commercial 
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vehicles linking the A14 and Corby) as the designated HGV access route to and from 
the A14 at Junction 7 and the numerous logistic parks located in this area of Corby. 
Our concerns and objections raised in our letter of objection dated16th April 2019, 
remain extant. 
For the reasons outlined in this letter, Stanion Parish Council wishes to record its very 
strong objection to the amended Planning Application 18/00817/0UT and requests that 
the application be refused. 

Brigstock Parish Council:  

5.124  (19.04.2019)- Brigstock Parish Council objects to the proposed development and provides the 
following comments: 

Brigstock parish council strongly object the above application. 

This development is in addition to the Midland Logistics Park which is adjacent to the 
proposed development and is currently under construction, with approval for 200 HGV 
plus over 1,000 parking spaces. The new proposed development will be larger than 
this which will mean significant increases in traffic.  
Impact on the A6116. The road from Stanion/Corby to the A14 junction at Thrapston 
is already under severe pressure with the volume of heavy goods vehicles connecting 
to the eastbound A14 as a result of the other developments in the Corby area. This is 
already operating with loads well above its designed capacity. The Cowthick proposal 
compounds this already difficult situation.  
Flood risk. There has been serious problem with flood risk along Harpers Brook for 
decades, particularly in Brigstock and Sudborough. The watercourse simply does not 
have the capacity for the existing surface water run-off which is already a live issue. 
The 400 acre development proposed at Cowthick with its buildings and hard standing 
will generate considerable additional run off. 
Although there are attenuation mitigation ponds proposed, the proposal still requires 
Harpers Brook as the route for water run-off, any additional water going into this limited 
capacity watercourse can only increase an already significant flood risk. I notice that 
the Statutory Consultees are also expressing concerns.  
It should also not be underestimated the significant impacts affecting access to the 
villages, noise, light and air pollution as well as destroying wildlife.  
The question has to be asked, with the vast amount of brownfield sites in the area why 
are there proposals for development of this scale on greenfield sites. 

5.125  (22.01.2020)- Brigstock Parish Council sent another letter of objection in regards to the 
amended information submitted by the applicant and the key concerns are as follows: 

‘…..Our parish will be seriously impacted by this development, increased traffic flows, 
difficulty and safety issues on entering and exiting the village from the A6116. We have 
concerns about the adequacy of measures to deal with rainwater runoff which could 
exacerbate the already vulnerable status of the village regarding the flooding of 
Harpers Brook. I could go on but reading the correspondence on your website you are 
in no doubt as to all the issues and concerns around this development. We understand 
that this application is only for outline planning permission but the size of this 
development with the stated aim of creating 7000 jobs on one site with all the 
implications that has for increased traffic on neighbouring roads should give pause for 
thought.’ 

Islip Parish Council 

5.126 Islip Parish Council have provided a letter of objection and the comments are as follows: 

Although not a consultee on this matter, Islip Parish Council feel they must send 
objections to this proposed development as it will have an impact on traffic coming 
through Islip on the A6l 16. We agree with other objections in that if permission is given 
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for this development, steps must be taken to discourage heavy goods traffic from using 
the A6116. Junction 12 from the A14 onto the A6116 is totally inadequate for use by 
large vehicles. Signage at present at either end of the A6116 specifically directs all traffic 
along it to the A14, Huntingdon and Thrapston or to the hub at Corby. These signs, 
encouraging heavy goods vehicles to use the A6116, should be removed, with traffic 
lights or roundabouts put into the principal junctions along the A6116 route to facilitate 
safe access to and from the adjacent villages. Islip already has issue with large vehicle 
movements due to the Primark distribution centre, and the infrastructure cannot handle 
even more traffic of this type. 
A development of this size will also decimate the local environment. Corby has already 
seen the removal of a large area of woodland opposite this proposed development, 
which has led to reduced habitats for wildlife. Deer have been misplaced and are often 
seen, and indeed killed on the surrounding roads. The area around Corby is of historical 
significance with regards to Rockingham Forest and to remove even more forest is 
particularly detrimental, and in light of climate change surely removing trees is 
counterintuitive. 

Sudborough Parish Council 

5.127  Sudborough Parish Council provides a letter of objection to the proposed development on 
18th April 2019 and 17th June 2019. The comments are as follows: 

I am writing to object to this development on behalf of Sudborough Parish Council and 
many residents of the village. Having looked through consultation documents, it seems 
that a lot of them are unhappy due to the fact there is not enough information available 
to base a decision on. As one objector said, the plans were put together by people who 
have no idea of the local area. We have two reasons to object as follows: 

I.  The A6116 - Sudborough lies about five miles down the A6116 from Stanion and has 
two entrances of the A6116, one from the western, or Corby end and the other from the 
east, Thrapston end which is situated round a big bend and in a dip. The commercial 
traffic that goes along the A6116 has built up as Corby has expanded and with the 
current development on Geddington Road, which is not yet finished and the Eurohub 
this traffic is going to increase. It is already dangerous for the residents of Sudborough 
to join the main road. They have to be ready to pull away at speed so that they do not 
get traffic crashing into them as they pull away due to the speeds the traffic goes at 
round the bend. The quality of life for the community is already impacted due to 
difficulties for walkers, cyclists and horse riders being able to get out for exercise and 
fresh air. There is no public transport for Sudborough as it would be too dangerous to 
have a bus stop in the vicinity. 

2.  Harpers Brook - I note that it is thought that surface water residue would flow into 
Harpers Brook. This would be unacceptable as we are already working with various 
agencies, i.e. Environment, local Borough Councils, including Corby, NFU, Anglian 
Water, etc. to try to resolve the flooding issues in both Brigstock and Sudborough. The 
inundations do happen regularly and causes damage and distress. Therefore on this 
alone, we object to further development upstream in Corby, at least until the flood 
situation is sorted out. 
I believe this is a rather ill planned idea, just because there is a bit of land that could be 
developed. Does Northamptonshire not have enough warehouse now? The broad leafed 
woodland that looks out over the A6116 at Stanion is a joy to see, especially in the 
Autumn. Are you so keen to take away ordinary pleasures from our communities? 

5.128  Sudborough Parish Council made additional comments on 23rd January 2020 on the amended 
proposal and the comments are as follows: 

As a Parish Council we have already submitted two objection letters and we still maintain 
the objections in those letters. However, some further points have arisen as a result of 
recent consultations and other developments held at Sudborough which I now draw to 
your attention. 
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A6116 
Further to the above proposed development of six super sheds for the above and after 
the short consultation held at Sudborough and other locations, there are very clear 
omissions with the plan, particularly regarding the A6116 corridor. 
We understand that outline planning permission with all matters reserved, could be 
granted on February 11th, 2020. On further study of the impact assessments done with 
the site, not one assessment has been made of the use of the A6116 with the increased 
heavy traffic on a road that is already causing problems due to its poor quality. The only 
road assessment was done around the A43 based on criteria done for the Geddington 
Road development some time ago. 
We were told at the recent presentation held in Sudborough, that 10% of the projected 
increase in road traffic using the A6116 between now and 2031 would be attributable to 
the Cowthick Plantation site. We believe the more accurate estimate is 31%. 
Steps should be taken to discourage heavy goods traffic. For example, junction 12 from 
the A14 onto the A6116 is totally inadequate in its present form and should not be 
disregarded by Corby Borough Council nor other affected authorities. Signage at present 
at either end of the A6116 directs all traffic either way to the A14, Huntingdon and 
Thrapston or the hub at Corby. These signs are encouraging heavy goods vehicles to 
use the A6116 should be removed, with traffic lights or roundabouts be put into principle 
junctions along the A6116 route. 
There are no impact assessments on the communities that live and work along the 
A6116 corridor. Nor has the cost, i.e. the falling value of homes and land been 
mentioned. 
Harpers Brook 
Regarding Harpers Brook, the developer's plans still show all the surface water running 
off into Harpers Brook. The proposed method of holding the water back to retard the 
flow will cause endless problems when the weather is as inclement as it has been during 
the winter of 2019-2020. I refer to the conditions for approval set out in The 
Environment's letter ref: AN2018/128430/02.L01, dated February 28th, 2019 which are 
set out clearly and, according to their letter of 11th December 2019, these conditions 
still need to be met. 
Some of the letter refers to any contamination on the land proposed for development. It 
states that as at one time it was a steel works quarry, there may well be some 
contamination on the land and it must be cleaned up so that it does not enter the water 
course of any land not just Harpers Brook. The contamination issue must be totally 
cleared up if this application is to go ahead. Harpers Brook runs along the A6116 corridor 
into the River Nene so I am sure you can imagine the wider contamination risk. 
Before any permissions are granted, this and au other queries regarding contamination 
must be satisfactorily addressed. 
Some of the villages downstream of Corby suffer from a lot of flooding, especially 
Sudborough. Any further water going into Harpers Brook will be bound to aggravate the 
situation. Not only does it upset the residents badly, but it impacts on the financial 
situation of householders. 
Finally, we live in a very beautiful historic area with pretty conservation villages and 
towns. We have National Trust, open gardens, stately homes and beautiful woodlands. 
We also live in a working environment. It is not just an industrial area; it is a farming 
environment. 
Tourism is being widely encouraged and a lot of people have been working hard to 
encourage this. We have a great deal to offer. The community is keen to keep it that 
way. 
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Woodford Parish Council 

5.129  Woodford Parish Council have provided a letter of objection (dated 20th February 2020) and 
the comments are as follows: 

 The above application has been drawn to the attention of Woodford Parish Council. 

We are most concerned that the traffic analysis does not appear to differentiate between 
vehicles arriving at the site from the south i.e. from either the A43 or A6116. It is 
inconceivable to believe that all traffic from the east coast ports using the A14 will travel 
to Kettering before picking up the A43. Most will leave the A14 at junction 12 and 
proceed on the A6116, a road which is already at certain times of the day nearing 
capacity. The roundabout on the Thrapston to Woodford Road at the junction (at the top 
of Islip Hill) is woefully inadequate even under current conditions, with many HGV drivers 
not stopping to give way to smaller vehicles already on the roundabout, added to that 
the increased vehicles use warrants a safer junction at this point. 
Consequently, we object to this application in its present form and request a full traffic 
survey of all routes from the A14 together with the provision of proposals detailing how 
safety improvements can be incorporated for local road users. 

6.  Advertisement: 
6.1  Site Notice – Site notice posted on 10.01.2019. 

6.2  Notice: (ET) – Published on Evening Telegraph on 10.01.2019. 

7.  Representation: 
7.1  Neighbour Letters – Letters were sent to 224 neighbouring units on 19.12.2018 and 

11.07.2019. The applicant hasalso conducted Public Workshop/Exhibition to engage 
members of the public and ensure public participation.   

7.2  Summary of Representations – LPA have received 93 letters of objections at the first round of 
consultation and 103 letters of objection at the second round. 

7.3  The main objections to the proposal can be summarised as follows: 

Transport issues- 

7.4  In all the objections received from the local residents, traffic implications have been the main reason 
for the objections. A number of objections refer to the Midlands Logistics Park which is taking place 
near the Holiday Inn and causing heavy congestion in the area. The roads around the A43/A6116 
have been criticised in some objection letters. Objection letters suggest that the use of A6116 
should be prohibited and the use of Junction 12. There are 3 new HGV commercial haulage 
sites with HGV traffic all centred on the A43 and travelling via the A43 by-pass and A6116.  
These road networks do not have capacity to facilitate such HGV traffic to support logistic 
operations.  Especially A6116 which connects with a number of Villages; the village roads are 
very narrow and they are not built to accommodate HGV’s. The use of the road network around 
the village has been increased due to increased  private vehicles from existing residential 
areas and new developments in the Corby area (the East and West SUEs for example). If 
planning permission is granted the increase in traffic volume would increase and it would have 
an adverse impact on air quality.  The increased noise pollution generated by the increased 
traffic volumes would also have an impact on quality of life. Road safety is a major concern 
due to the number of road accidents. The road network is unsafe and it is not accessible for 
cycling/walking as it necessitates cyclists/pedestrians interacting with traffic on the A43 in 
order to reach Corby. 

Environmental Issues 

7.5  The objection letters also discuss loss of Greenfield sites due to MLP and that further 
destruction would be caused if the proposed development is permitted, due to loss of 
woodlands and displacement of the wildlife. Deer population has already been displaced due 
to erection of MLP and animals are being killed on the road. The proposed development will 
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cause disturbance to the wildlife and nature conservation within the Cowthick Plantation site. 
The ecologists comments online suggests that the applicant did not carry out the necessary 
surveys. Wildlife and nature conservation area within the Cowthick plantation will be destroyed 
due to the proposed development. The villages around Cowthick plantation site are visually 
attractive and there are number of open greenspaces. It is extremely important to protect the, 
the local green space as far as possible; also encourage tourism and not just large industrial 
units. The proposal would have a significant impact on the open characteristics of the area. 
There has been serious problems with flood risk along Harpers Brook for decades, particularly 
in Brigstock and Sudborough. The proposed development at Cowthick with its buildings and 
hard standing will generate a considerable amount of additional surface run off water. 

Employment Issues 

7.6  One letter supported the employment opportunities offered by the proposed development. 
They also stated that there should be a mix of jobs opportunities to meet the requirements of 
highly skilled workers and unskilled jobs.  

Other 

7.7  The other matters raised include issues associated with existing warehouses in and around 
Corby; stating that there are a number of vacant warehouses and they should be utilised for 
logistics operations. The objection letters also state that these types of developments should 
be situated in an industrial estate. Hence the extra -large warehousing units in the countryside 
are significantly oversized; which would result in overdevelopment of the site. A few objection 
letters and workshop responses reflect comments made on House prices; which will be 
affected due to the village’s surrounding area being turned into warehouses and industrial 
estate.  

8.  Officers Assessment: 
8.1  Key Determining Issues: 

• Principle of Development 
• Environmental Statement 
• Landscape and Visual Impact 
• Ecology and Nature Conservation 
• Employment Land 
• Socio-Economic Impact 
• Highways and Traffic Issues 
• Flood Risk and Drainage 
• Air Quality 
• Noise and Vibration 
• Other Issues 
• Planning Balance 

Principle of Development 

8.2  Key material considerations in this case include the National Planning Policy Framework 
(2019), Planning Practice Guidance (as amended), North Northamptonshire Joint Core 
Strategy (2016), Saved Local Policies (1997) and Employment Land Review (2018). It should 
be noted that given the stage the Local Plan Part 2 has reached in its preparation, it is allocated 
very limited weight in the determination of the application. 

8.3  National Planning Policy Framework (NPPF) 2019 clearly states that the Local Planning 
Authority (LPA) should make decisions that contribute to and enhance the natural and local 
environment by protecting landscapes, geology, and soils; considering the economic and other 
benefits of Best and Most Versatile agricultural land, and try to use areas of poorer quality 
land instead of higher quality land; and preventing soil, air, water, or noise pollution, or land 
instability from new and existing development. Natural England have reviewed the Agricultural 
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Land Classification (ALC) report and confirmed that-  

‘Despite some key data missing within the report, it is our advice that the land is unlikely 
to contain significant areas of best and most versatile agricultural land.’ 

8.4  Policy 4 of the North Northamptonshire Joint Core Strategy protects existing biodiversity and 
geodiversity assets. However the policy also stresses the need that significant harm to natural 
assets by development proposals should be avoided, mitigated and/or compensated.  

8.5  Policy 11 of the North Northamptonshire Joint Core Strategy states amongst other things that 
development will be resisted in the open countryside unless special circumstances, including 
identified need, apply. 

8.6  Policy 23 of the North Northamptonshire Joint Core Strategy states that employment 
development of a scale and mix identified within commitments and approved master plans will 
be supported at the SUEs and strategic sites, which will act as the focus for the provision of 
high quality employment in North Northamptonshire. 

8.7  Policy 24 of the Core Strategy reveals that North Northamptonshire’s central location and 
excellent strategic road connections has made it a centre for the logistics (B8) industry with a 
substantial increase in the stock of buildings over the last 10 years. Technical studies and 
market analysis have identified that this sector remains strong and that failure to meet this 
demand in North Northamptonshire through the provision of suitable sites will lead to activity 
being displaced away from the area and opportunities to capture investment, unlock other 
uses and the potential for high quality investment will be lost. 

8.8  Employment Land Review notes that Land at Geddington Road (ELR03) was considered as 
a possible employment allocation in the process that produced the current JCS, but was 
rejected. ELR03 surrounds ELR25 (Fircoft Park) and would provide access from the A43 to 
both sites. Development on these sites cannot be expected in the plan period, because it 
would only occur after Midlands Logistics Park had been completed, and if the B8 units there 
had been successful. The Employment Land Review noted that quantitatively the existing and 
JCS-allocated supply of employment sites is roughly double the need for additional 
employment land over the plan period to 2031. 

8.9  The application proposal is considered by the Local plans officer to be a proposal that remains 
unsupported for the following reasons: 

“Having reconsidered the above application it remains the position of the Local plans 
that an application for B1/B2/B8 use on Land at Geddington Road is not supported in 
terms of planning policy. It would result in the loss of a sensitive site within the open 
countryside whilst resulting in an over –supply of employment land within the Borough. 
Any allocation or development of this site would be a matter for an update of the JCS 
to re-consider.” 

8.10 It should be noted that the Core Strategy also states that ‘…proposals that deliver jobs, growth 
and economic prosperity will be positively considered’ and also recognises that such proposals 
on unallocated strategic sites may come forward for development. 

8.11  It should be noted that, the assessment of an applicant’s submission is not solely a matter of 
scrutiny of the proposal, but also a question of avoiding a “slavish” adherence to the 
development plan. Section 26 of the Planning and Compensation Act 1991 states the 
following: 

“Status of development plans. Where, in making any determination under the planning 
Acts, regard is to be had to the development plan, the determination shall be made in 
accordance with the plan unless material consideration indicate otherwise.” 

8.12  Development Management officers are persuaded by material consideration of the proposed 
scheme, that, the priority given to the Development Plan is not “a “mechanical” preference for 
it. There remains a valuable element of flexibility within the Development Plan. If there are 
material considerations indicating that it should not be followed then a decision contrary to its 
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provisions can properly be given. Officers have not failed to give due regard to the 
development plan and its requirements. What officers have undertaken is an assessment of 
the applicant’s submission that goes beyond mere scrutiny. 

8.13  An assessment of the facts should be undertaken including weighing of the considerations of 
the proposed scheme, recognising the priority to be given to the development plan but also 
taking into consideration other material considerations of the application proposal. The 
application has been assessed in the light of the whole material before the Local Planning 
Authority (LPA) both in the factual circumstances and in any guidance in policy which is 
relevant to the particular issues. As Lord Hoffman observed in Tesco Stores Ltd v Secretary 
of State for the Environment [1995] I W.L.R 759, 780 

“If there is one principal of planning law more firmly settled than any other, it is that 
matters of planning judgement are within the exclusive province of the local planning 
authority”. 

8.14 In the particular application of section 26, it is necessary for officers to consider the 
development plan, identify any provisions in it which are relevant to the question before officers 
and make a proper interpretation of them. Officers are therefore required to consider whether 
the development proposed in the application before the LPA does or does not accord with the 
development plan. There may be some points in the plan which supports the proposal but 
there may be some considerations pointing in the opposite direction. 

8.15  The presumption which section 26 lays down is a statutory requirement. It has the force of law 
behind it. But is in essence, a presumption of fact, and with it regard to the facts that the 
judgement has been exercised.  

8.16  After the completion of the above assessment, further consideration should be given to 
determine whether in light of the whole plan the proposal does or does not accord with it. 
Officers also have to identify all the other material considerations which are relevant to the 
application and to which officers should have regard. Officers have to note which of them 
support the application and which of them do not, and then are required to assess the weight 
to be given to all of those considerations. A decision is to be made to decide whether there 
are considerations of such weight as to indicate that the development plan should not be 
accorded the priority which the statute has given to it. And having weighed these 
considerations and determined these matters officers are required to form an opinion on the 
determination of the application.    

Environmental Statement 

8.17 The proposed development falls under schedule 2 of the Town and Country Planning 
(Environmental Impact Assessment) Regulations 2017 (as amended) and exceeds the 
relevant thresholds or criteria set out in the second column. The submitted application is 
accompanied by an Environmental Statement (ES) for the purpose of the 2017 Regulations 
and the application is classified as an Environmental Impact Assessment Application. It has 
already been recognised that the subject site is located within the open countryside and 
comprises a Local Wildlife Site, and therefore the development would take place within a 
location which must be afforded the highest level of landscape protection. The submitted 
Environmental Statement considers a range of issues relevant to the site and its constraints. 

8.18  With reference to  the issues contained within the ES and the constraints of the site as well as 
the issues raised by the key consultees, the report will be structured around the following 
themes: 

Landscape and Visual Impact 
Ecology and Nature Conservation 
Employment Land 
Socio-Economic Impact 
Highways and Traffic Issues 
Flood Risk and Drainage 

http://www.legislation.gov.uk/uksi/2017/571/introduction/made
http://www.legislation.gov.uk/uksi/2017/571/introduction/made
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Air Quality 
Noise and Vibration 

Landscape and Visual Impact 

8.19 The application site is located on the edge of open countryside. In anticipation of future 
developments within the open countryside, Local Plan recognises that change will inevitably 
occur at some point. In identifying this, the Local Plan is very explicit in requiring that any 
development within open countryside must be subject to the highest possible standards of 
design and environmental performance through maximising the use of sustainable design and 
construction techniques. 

8.20 Policy 8 stresses the need for creating distinctive local character by responding to the site’s 
immediate and wider context and local character to create new streets, spaces and buildings 
which draw on the best of that local character without stifling innovation.  

8.21 Policy 24 demonstrates that the benefits of accommodating the logistic sector must be 
balanced against the impacts in terms of their significant land take, HGV movements, visual, 
landscape and amenity.  

8.22 The above policies seek to minimise the environmental impacts of logistics developments 
through sensitive design to reduce the impact on the landscape, townscape and wider setting 
and by achieving the highest possible standards of design and environmental performance.   

8.23 Whilst this is an outline application it has already been recognised that significantweight should 
be given to conserve the landscape and visual impact in order to conform with NPPF 
requirements. The Framework suggests that planning decisions should contribute to and 
enhance the natural and local environment by protecting and enhancing valued landscapes, 
sites of biodiversity or geological value and soils. Paragraph 170 of NPPF  also suggests the 
need for minimising the impacts on and providing net gains for biodiversity, including by 
establishing coherent ecological networks that are most resilient to current and future 
pressures. This approach is further supported by Policy 3 in the adopted plan which requires 
significantweight to be given to the conservation and enhancement of  natural beauty. 

8.24  In support of the Environmental Statement, the applicant submitted a Landscape and Visual 
Impact Appraisal (LVIA) which considers key view points; the degree of likely impact and who 
would be affected by that impact; and the suitability of the mitigation to reduce or mitigate the 
harm.  

8.25  The North Northamptonshire  Joint Planning Unit (NNJPU) have assessed the Landscape and 
Visual Impact Appraisal (LVIA). In response to NNJPU’s initial comments a Landscape 
Strategy and Design Code (LSDC) along with revised Landscape and Visual Impact Appraisal 
(LVIA) was submitted by the applicant to address the raised concerns.  

8.26  NNJPU confirms that the submitted Landscape Strategy & Design Code (LSDC) (BMD, April 
2019) responds to many of the previous queries and concerns. They have also confirmed that 
the above document provides a detailed account of the proposed GI framework and its onsite 
applicability to minimise landscape and visual effects identified in the LVIA. The concerns 
relating to the Site of Special Scientific Interest (SSSI) adjacent to the site have been also 
addressed as part of the LSDC.  

8.27  The submitted LSDC also provides the evidence of extending and enhancing the Public Rights 
of Way (PRoW), which explains that informal ‘amenity routes’ will pass through the existing 
section of Cowthick Plantation, as well as along the western boundary of the site on the 
proposed landscape bund. 

8.28  It is important to note that the application is in outline with landscaping reserved. The critical 
matter in this respect is whether it is possible to accommodate sufficient and appropriate 
levelsof tree planting within the development. The LPA considers that this is possible and 
therefore it would be difficult to substantiate a landscaping reason for refusal at this stage.  
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8.29  Having taken the NNJPU comments into consideration, officers are confident that the majority 
of the concerns could be addressed/mitigated by way of conditions.  A detailed Landscape 
Strategy is required to be provided at the reserved matters stage for full assessment. However, 
at this stage the key objectives in terms of the landscape strategy are considered acceptable.  

8.30  In terms of visual impacts of the development on wider views, it is generally accepted that the 
proposed planting would deliver sufficient effects to mitigate the impact, only after 15 years, 
and this would need to be subject to further details showing how the strategy would be 
delivered, phasing and further details of tree planting.  The established plantation and 
woodland area to the southern side of the site would be unaffected, and therefore the view of 
the development from this side will be remediated with this.  

8.31  In the light of the above, officers consider that the proposal, subject to adhering conditions 
related to Landscape Strategy and Design Code (LSDC) and Landscape and Visual Impact 
Appraisal (LVIA) would adequately deal with this matter at the reserved matter stage. 

Ecology and Nature Conservation  

8.32  Policy 4 of the North Northamptonshire Joint Core Strategy protects existing biodiversity and 
geodiversity assets, including refusing development proposals where significant harm to an 
asset cannot be avoided, mitigated or, as a last resort, compensated. This includes sites of 
Special Scientific Interest. 

8.33  The NPPF in paragraph 170 suggests thatrecognising the intrinsic character and beauty of 
the countryside, and the wider benefits from natural capital and ecosystem services – including 
the economic and other benefits of the best and most versatile agricultural land, and of trees 
and woodland. It also states that minimising impacts on and providing net gains for 
biodiversity, including by establishing coherent ecological networks that are more resilient to 
current and future pressures. 

8.34 The application site includes Cowthick Plantation Cutting Local Wildlife Site (LWS) and 
Cowthick Plantation LWS, neither of which are to be developed. LWS are recognised for their 
importance to wildlife when assessed against a set of criteria.  Cowthick Plantation and 
Cowthick Plantation Cutting were last surveyed as part of the LWS system in 2002. The 
eastern section of the LWS contains dormice which is considered significant within the context 
of the county. A significant population of great-crested Newts is also identified within an 
existing pond on the application site. The habitats on site form part of the wider green 
infrastructure network and are also within the Nature Improvement Area along the River Nene 
and its tributaries.  

8.35  Measures to mitigate effects during construction are necessary for legal compliance. These 
would include moving grass snakes prior to the site clearance, removing vegetation outside 
the bird nesting season, and moving dormice and great-crested newts under t licence. This is 
in addition to proposed measures such as the planting of additional native hedgerows and 
trees, installation of bird and bat boxes and careful consideration of lighting scheme.  

8.36 Overall and for the most of the habitats affected the assessment concludes that the significance 
of the residual effect (mitigation and enhancement works) has been identified as adverse in 
the short term and then improving to either negligible or beneficial effects in the medium term. 
The Environmental Statement identifies measures to mitigate the impacts on individual 
species and habitats however an additional ‘cumulative’ interest needs to be addressed. The 
current proposals should ensure that it would not result in a net biodiversity loss. 

8.37 The Wildlife Trust and County Ecologist have assessed the application and confirm the 
imposition of planning conditions requiring the production of Biodiversity Monitoring Scheme 
(BMS), Construction Environment Management Plan (CEMP: Biodiversity) and a Landscape 
and Ecological Management Plan (LEMP). The Trust also confirms that imposition of the 
above conditions will remove their objection.  However, they have expressed their concern 
that the current proposal would not result in any net biodiversity gain.  
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8.38  It is considered   that the present proposal is acceptable at this stage of the process. Subject 
to the contribution against mitigation measures; and the overall package should be able to 
yield a net ecological benefit for both the on‐site situation and the wider Corby area. Increasing 
the ecological contribution should be able to deliver a planned and agreed package of 
mitigation measures for biodiversity and Green Infrastructure (GI) enhancements of an 
appropriate scale and content. The above mitigation measures would be dealt with via 
combination of appropriate conditions and mitigation towards a Legal Obligation (s106). 

Employment Land 

8.39  Policy 22- Delivering Economic Prosperity stresses the need for safeguarding the existing and 
committed employment sites which are of the right quality and suitably located in relation to 
infrastructure and neighbouring uses. The Plan also aims to ensure that, as a minimum, North 
Northamptonshire delivers enough new jobs for the labour force arising from planned 
population growth, plus additional jobs in the southern area to help reduce levels of out 
commuting. 

8.40  Corby has experienced job losses in the manufacturing sector. Whilst this sector still plays an 
important part in the local economy, investment interest is low. Warehousing and distribution 
(‘logistics’ floorspace) has seen the strongest growth. The Council is in a good position to 
influence this growth though the nature of the permissions it approves. B8 use includes the 
nationally growing importance of logistics’ (the management of the flow of goods). This means 
that the buildings here may support a range of complex activities from- 

• the outsourcing of warehouse functions (products sourced from overseas, sorted and 
managed here) 

• adding value with final assembly, packaging, and maintenance 

8.41 A permission sought here may result in 73.44% B8 use (warehousing /distribution). But B1 
(office) and B2 (industrial) use is also allowed as ancillary to the B8 use.  

8.42  The recent shift in national demand for 'big box' strategic distribution units, to facilitate the 
change in online consumer habits is well documented. It is recognized that there is limited site 
availability to meet the bespoke demand for such facilities, and Midlands Logistics Park has 
demonstrated Corby's competitive advantage in being successful in attracting this niche 
requirement. 

8.43  Consideration of the JCS existing and proposed strategic employment site allocations in Corby 
is provided below:   

• Gefco, Geddington Road - The site has a long standing occupation for car storage, 
with an occupational lease in place until 2036. Therefore, the site is unlikely to come 
forward for employment development beyond its existing use.  

• Midlands Logistic Park, Geddington Road - 96 Ha - Now 90% delivered.  
• Manton Park, Cockerell Road - 9.3 Ha - Site ownership is split between 5 owners, each 

with individual schemes. Planning applications for parts of the site have recently been 
determined. The site cannot meet the demands of the Cowthick application. 

• Rockingham Enterprise Area - Significant contamination is likely to impair the ability to 
build out much of the site, in particular the thickness of made ground making 
development impractical or commercially unviable. Hence, the ongoing car storage 
use off Baird Road/Shelton Road and plans to convert the Rockingham Speedway and 
surrounding grounds to a car processing facility. Moreover, developable sites  were 
taken forward with smaller scale industrial facilities, such as the Jacksons Bakery off 
Genner Road and Bakeaway on Centrix Park, which have reduced the availability of 
large tranches of land for larger schemes. Of the remaining developable land, 
identifying a sufficiently sized site to deliver a scheme to match the proposed 
404,100m2 development will be challenging.  
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8.44  JCS Policy 22 confirms the identification of sites is not exhaustive, with opportunity to consider 
proposals delivering jobs and economic growth. In light of the apparent lack of existing 
employment sites in Corby that are able to accommodate the market requirement for large-
scale distribution units, the benefits the subject site will bring in terms of employment and 
growth cannot be discounted. 

8.45  Moreover, Policy 24 can be described as permissive policy for logistics development which 
does not rely on sites being within the built up area or on allocated sites. However, the Policy 
also states that highest possible standards of design and environmental performance should 
be achieved along with acceptable environmental, community and landscape impact. 

8.46  Employment Land Review (2018) recognised that Corby has a  competitive advantage, which 
is the ability to provide very large units of over a million sq ft, making it one of a few competing 
locations in the country or the region that could capture such demand for retailers. Midland 
Logistics Park’s delivery already suggests that Corby have successfully captured the demand 
for this sector.  

8.47  Local Plan officers have raised concerns due to the strategic nature (>5ha) of the site and 
suggests that further examination will be required to bring the site forward for any 
development. However, paragraph 49 and 50 of the Framework states that – arguments that 
an application is premature are unlikely to justify a refusal of planning permission other than 
in the limited circumstances where both: 

a) the development proposed is so substantial, or its cumulative effect would be so 
significant, that to grant permission would undermine the plan-making process by 
predetermining decisions about the scale, location or phasing of new development that 
are central to an emerging plan; and  

b) the emerging plan is at an advanced stage but is not yet formally part of the 
development plan for the area 

8.48 In the light of the above, it is considered that the proposed development would support the 
economic growth and productivity by taking into account both local needs and wider 
opportunities for development. The proposed development would help meet the significant 
employment needs of the wider area. Therefore, the proposed scheme conforms with NPPF 
in building a strong, competitive economy.   

Socio-Economic  

8.49  National Planning Policy Framework (2019) depicts the necessity of achieving sustainable 
development, which means three overarching objectives of the planning system need to be 
pursued in mutually supportive ways. The objectives are as follows: economic, social and 
environmental. 

8.50 Policy 1 (Presumption in favour of sustainable development) of Joint Core Strategy 
demonstrates that Corby Borough Council will work proactively to ensure planning is not a 
barrier to new development and secure development that improves the economic, social and 
environmental conditions. 

8.51  Chapter 12 of Environmental Statement is submitted in support of the application, which 
identifies the likely socio-economic impact of the proposed development. This is achieved by 
examining the potential effects on the population anticipated as a result of the Proposed 
Development and, in turn, assessing the effect that this could have on relevant services and 
facilities, including education, healthcare, recreational facilities and job creation. 

8.52  Logistics developments tend to generate a broad range of job opportunities, both directly and 
indirectly, including managerial positions, skilled engineering and IT related roles. This 
demonstrates the broad level of jobs that the logistics sector generates, including opportunities 
that correlate well with the available skill set in the borough.  

8.53  The applicant predicts that the development has the potential to support an additional 470 to 
706 indirect jobs and 269 to 403 induced jobs, in addition to the 672 to 1,008 direct jobs over 
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the development period. The proposal has the potential to generate approximately 7,112 
jobsin the operational phase. Almost 6,421 will arise from the storage and distribution element 
of the development, with remaining 691 as general office professional services jobs. 

8.54  The above estimates are consistent with the Employment Density Guide, 3rd Edition (Homes 
and Communities Agency, 2015) which assumes a job density of between 70-95 square 
metres per worker for Class B8 logistics uses depending on whether the development is a 
national, regional or final mile distribution centre. The HCA document is an established and 
reputable guide for estimating job creation across various sectors.  

8.55  In support of this, it can be demonstrated that such developments can generate significant job 
growth locally. B8 logistics also tend to operate in shift patterns which increases employment 
generation on sites.  

8.56 Other socio-economic benefits identified by the applicant include construction of a total 
minimum value of £296M, with a proportion of the construction service costs sourced across 
local providers; provision of a well-balanced environment by providing employment and 
facilities alongside additional social infrastructure; and additional benefit to the economy 
during the construction period with expenditure on local goods and services. 

Highways and Traffic Issues 

8.57  There would be two vehicular accesses to the site, which is from a new roundabout on the 
A43 Stamford road and change of existing access to Stamford Road towards Weldon Village. 

8.58  The nearest bus stops to the site are located on either side of High Street approximately 800m 
from the north-eastern corner of the site. Further bus stops are located on Corby Road, located 
approximately 1.4 km from the north-western corner of the site and on the A43, approximately 
1.6 km north of the site. However, the distance to the bus stops increases significantly from 
the centre of the site and beyond.  

8.59  New bus stops are proposed within the site and will be located along the spine road. This will 
also ensure that bus services are available within the acceptable distance of 400m from all 
the proposed buildings. Two options have been stated within the Technical Note to provide a 
public transport facility to serve the proposed development. These options are as follows: 

• The first option to achieve access into the site via public transport would be an 
extension to the existing 8 and / or 18 bus services that operate along the A6086 
Geddington Road. 

• The second option to achieve access into the site via public transport would be an 
alternative route for the existing X4 bus service that operates along the A427 Weldon 
Road. 

8.60  It is recognised that further investigation will identify the potential opportunities for diverting / 
providing an alternative route for existing services to be able to directly facilitate the proposed 
scheme. 

8.61  A combined footway/cycle track is proposed within the site along the internal main spine road. 
In addition, plans show an area along the western edge of the site to be safeguarded to 
connect the internal footway / cycle tracks to the newly upgraded A43 roundabout with A6086 
Geddington Road. It would be proposed that the pedestrians and cyclists would be directed to 
the southern arm of the roundabout, crossing using the existing uncontrolled crossing points 
to utilise the proposed shared use footway / cycle track along the southern side of Geddington 
Road. 

8.62  The proposal would provide a total of 404,100m2 of floorspace.  This would be 10,061m2 or 
2.49% B1 (business), 97,252m2 or 24.07% B2 (general industrial) 296,787m2 or 73.44% B8 
(storage or distribution) floorspace. It is set out within the transport statement that the 
proposed development is likely to generate 712 two-way vehicle movements, comprising of 
565 light vehicle movements and 147 HGV movements during the AM peak period. During the 
PM peak period, the proposed development is anticipated to attract a total of 631 two-way 
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vehicle movements, comprising of 524 light vehicle and 107 HGV two-way movements 
respectively. 

8.63 The responses from the Northamptonshire County Council Highways considers that the 
submitted Transport Assessment is not robust in nature for the proposed development. To 
provide a way forward it is recommended that a ‘Manage and Monitor’ approach could be 
considered to involve mitigation of the initial unit / phase of a limited scale for which detailed 
assessment and mitigation is required.  Once complete and occupied this can then be used 
as the basis to assess actual impacts of this site, to determine future phase impacts.  These 
assessments would then be used to determine the mitigation of the next phase and so on. In 
their detail final response LHA have listed 16 specific junctions to be considered for mitigation 
or Monitoring and Management.  

8.64  It should be noted that the Highways Authority do not recommend refusal of the application; 
however, they have recommended appropriate conditions be placed on any permission 
regardingthe required assessment, mitigation works and the monitor and manage approach 
to be followed/carried out.  

8.65  Significant concern has been raised by the neighbours regarding the impact of delivery 
vehicles, particularly HGV’s, accessing the site, and the impact that this would have on the 
wider network. Taking into account County Highways recommendations and subject to 
appropriate conditions in place, the LPA considers that the proposed scheme would not 
compromise highway safety or the satisfactory operation of the highway network.   

8.66  The proposal would therefore accord with JCS Policies and the NPPF which seek to ensure 
new development meets the need of the area without compromising the safe and satisfactory 
operation of the highway network subject to planning conditions and mitigation towards Legal 
Obligation (s106). 

Flood Risk and Drainage 

8.67  Policy 5 (Water Environment, Resources and flood risk management) of Joint Core Strategy 
reflects how development should contribute to reducing the risk of flooding and also protecting 
the quality of the water environment. The above policy also states that ‘development should 
be designed from the outset to incorporate Sustainable Drainage Systems wherever 
practicable, to reduce flood risk, improve water quality and promote environmental benefits’. 
This consideration is reiterated in the NPPF, which states that development should ensure 
that flood risk is not increased elsewhere. 

8.68  The subject site is located within Flood Zone 1 and therefore has a low probability of flooding. 
The nearest watercourses are Willow Brook and Harpers Brook. Willow Brook is located 
approximately 500m north of the site whilst Harpers Brook is located approximately 200m 
south of the sisite on the opposite side of the A6116. It is a tributary of the River Nene which 
runs through Northamptonshire. The proposed development is proposed to discharge into this 
river. 

8.69  The applicant has submitted Chapter 11 (Hydrology and Drainage) as part of the 
Environmental Statement to assess the potential effects of the Proposed Development on 
drainage and flood risk, both on site and to the immediate surrounding area. Due to the size 
of the application site, a Flood Risk Assessment (FRA) has also been undertaken to consider 
the impact of the development upon flood risk and vice versa, in line with national policy 
guidance. The FRA is included in Appendix 11.1 of the Environmental Statement.  

8.70 Information submitted by the applicant has taken full account of likely significant impact of the 
Proposed Development with regards to drainage and flood risk. The potential impact of the 
development has been considered and it is recommended that the drainage system is 
designed to reduce any flood risk due to the increased impermeable area both onsite and 
offsite. It will be able to cope with a 1 in 100 year +20% climate change storm event without 
flooding. All the relevant factors associated with construction, operational activities and 
decommissioning have been taken into account to identify likely impacts. 
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8.71  Incorporation and construction of an appropriately designed drainage system will ensure that 
surface water runoff and foul flows are appropriately managed during the construction and 
operational phase. This will be controlled via suitably worded conditions that relate specifically 
to the outline and full elements of the development. 

8.72  The foul water drainage strategy based on the Indicative Masterplan is provided within Section 
5.6 and Appendix D of the FRA (Appendix 11.1 of this ES). The plan indicates a site wide 
network which connects to a pumping system to be pumped offsite. The connection to the 
public sewer is to be confirmed by Anglian Water. 

8.73 The mitigation and enhancement measures have been identified and all the significant affects 
have been considered which are related to various stages of the design life.  The Environment 
Agency and Surface Drainage Water team were consulted on this proposal. They have not 
raised any objections, subject to conditions regarding the surface water management strategy 
and foul water infrastructure details. At this stage based on all the information provided by the 
applicant, it is considered that the drainage strategy, hydrology and flood risk mitigation is 
aligned with the policy requirements.  

Air Quality 

8.74 The proposals have the potential to cause air quality impacts as a result of fugitive dust 
emissions during construction and road traffic exhaust emissions associated with vehicles 
travelling to and from the site during operation. As such, an Air Quality Assessment is vital in 
order to determine baseline conditions and assess potential effects as a result of the scheme. 

8.75  During the construction phase of the development, potential air quality impacts as a result of 
fugitive dust emissions from the site has been identified. These were assessed in accordance 
with the IAQM methodology. It is also considered that good practice dust control measures 
are implemented, the residual significance of potential air quality impacts from dust generated 
by earthworks, construction and trackout activities would not be significant. 

8.76  Potential impacts during the operational phase of the proposals may occur due to road traffic 
exhaust emissions associated with vehicles travelling to and from the site. 

8.77  The NPPF requires the LPA (Local Planning Authority) should conduct site analysis to ‘ensure 
that new development is appropriate for its location taking into account the likely effects 
(including cumulative effects) of pollution on health, living conditions and the natural 
environment, as well as the potential sensitivity of the site or the wider area to impacts that 
could arise from the development.’ 

8.78  Policy 8 ‘Northamptonshire Place Shaping Principles’ which prevents any development that 
would result in adverse impacts due to  unacceptable levels of air pollution and noise.   

8.79  An Environmental statement has been submitted for the air quality and mitigation measures 
required to prevent or reduce the likely residual effects, and all the measures have been 
specified. The applicant has aligned the air quality assessment with the Local Air Quality 
Management Technical Guidance (LAQM.TG (16)) and also, they have followed The East 
Midlands Air Quality Network/Corby Borough Council Air Quality and Emissions Mitigation, 
Draft Guidance for Developers (EMAQN guidance). This guidance has also been used for the 
operational phase assessment and emissions mitigation assessments. The latest Defra 
Emissions Factor Toolkit (EFT was used within the model to estimate vehicle emissions). 

8.80  The application site is located within the open countryside surrounded by various uses such 
as former disused quarry, re-cycling centre, distribution centre and residential establishments 
etc. There are few sensitive receptors which are likely to be affected by the construction or 
operation of the development. Following consideration of the relevant issues, air quality 
impacts as a result of the operation of the development were considered to be not significant, 
in accordance with the IAQM guidance. CBC Environmental Services were consulted on this 
application and have not raised any significant concern and confirmed their acceptance of the 
submitted information. 
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8.81  Having taken into account EHO’s comments, officers consider that the suggested mitigation 
measures for the construction and operational phases can be incorporated within the 
‘Construction Management Plan’ and ‘Low Emission Strategy’ conditions respectively to 
ensure compliance with Policy 8 of Joint Core Strategy. 

Noise and Vibration 

8.82  In relation to noise impact the applicant has provided information within the Environmental 
Statement including Appendix 8.1-8.5 which includes noise survey, construction noise 
assessment and operational noise assessment.  

8.83  An assessment has been made regarding the impact of noise and vibration at both the 
construction and operational phases of development. The above assessment is necessary to 
comply with Policy 8-Place Shaping Services of the JCS, which states that permission will not 
be granted for development resulting in unacceptable levels of noise. The Senior 
Environmental Health Officer was consulted in regards to noise and vibration and no objection 
has been raised.  

8.84  It is considered that, the proposal would not have significant noise impact on the surrounding 
area. In terms of noise the site is well enclosed by buffer of vegetation and noise impact would 
be limited. Also, all the traffic movement associated with the development would be during the 
peak hours and no additional movement would occur which would have detrimental impact on 
living conditions. The objection letters received from the nearby residents have been 
considered, however following consultation with CBC Environmental Health Officer and 
assessing the existing circumstances the proposal is considered to be acceptable, subject to 
a noise control condition.   

Other Issues 

8.85  Other issues relevant to this application comprise the loss of agricultural land, impact on wider 
settings and impact on neighbour amenity. 

8.86  In terms of agricultural land, the land is classified as poor. If the land were classified as best 
and versatile land  its loss could therefore be construed as contrary to Policy. Natural England 
have confirmed this classification and have not raised any objection in this regard. 

8.87  Neighbour amenity is a significant issue that often affects local residents and needs to be 
considered in determining a planning application. However, in this instance much of the 
neighbour amenity impact has already been addressed in the previous sections- particularly 
in considering the issues associated with noise, air quality and traffic. To comply with Policy 8 
it is considered that the proposal demonstrates a reasonably good set back distance between 
residential properties to the south. In addition, the existing plantation and the road located 
between the site and the nearest houses, is considered appropriate. It is recognised from the 
submitted plans that a reasonable gap will also be provided to the west of the site.  

8.88  The majority of the comments made by representations, to the proposed development, have 
already been addressed in the main body of this report. 

Planning Balance 

8.89  Turning to the planning balance, following the assessments made through section 8 of this 
report, this section weighs the harm to the open countryside resulting from the proposal, 
against other material considerations in support of the development. This planning balance 
will then determine whether the benefits outweigh the identified harm. 

8.90  The spatial strategy seeks to focus development towards the urban areas to ensure that the 
character of the rural area is maintained and reinforced, and that the open countryside is 
strongly protected. However, there may be special circumstances where development is 
acceptable in the rural area that is not identified in Part 2 Local or Neighbourhood Plans. These 
developments may be justified to meet locally identified needs for employment and services 
or to provide affordable housing in the rural area on sites adjoining established settlements. 
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8.91  The Joint Core Strategy also identifies that a major part of the strategy for generating new and 
better jobs and creating a stronger and more sustainable economy, will be the provision of the 
right amount and type of employment land in locations that balance the demands of the market 
with the need to protect, conserve and where possible enhance North Northamptonshire’s 
environmental assets. Due to the existing over supply of committed employment land, it is 
considered that an employment land review will be undertaken to identify potential 
employment sites including the strategic sites.  

8.92  The Local Plans Officer’s, comments and observation reflects a position that seeks to 
persuade the applicant that; the submitted scheme should come forward as part of the Local 
Part 2 Review and that there is an oversupply of B1,B2,B8 uses in Corby. Such an argument 
taken to its logical conclusion presents a picture that; the scheme does not promote a plan led 
approach to site selection, given that the site remains an unallocated site in the Joint Core 
Strategy (2016).  

8.93  Development Management Officers disagree with the Local Plans Officer on this particular 
point for the following reasons:  

-  The scheme does not lead towards a distortion of the plan-led strategy. 
-  The proposal would be situated on a site that; is self- contained, in close proximity to 

neighbouring B1,B2,B8 uses all along the A43. 
-  The scheme does not result in a dispersed or unsustainable pattern of growth. The 

Local Plans Employment Land Review document, identifies the subject site as a 
potential employment site. The Local Planning Authority nor its Local Plans team 
cannot be prohibitive as to which applications it seeks to entertain or determine. 

-  The acid test of weight to a policy and any conflicts in such circumstances is the degree 
of consistency with the NPPF (2019). Policies 22, 23, 24 of the JCS (2016) are 
consistent with the NPPF these policies all seek to promote a plan- led approach to 
site selection without been prohibitive, and furthermore these policies allow a degree 
of latitude in its application. 

-  It is important to note that firstly the relationship between an authority’s growth agenda 
and its efforts to retain or attract job opportunities; is ultimately a matter of planning 
judgement, exercised in the light of the material presented to the decision- maker. 
Policies 22, 23, 24 of the JCS are in accordance with paragraph 80 and 82 of the NPPF 
and the corresponding guidance in the Planning Practice Guidance (PPG). 

8.94  In addition, the policies in paragraph 80 and 82 of the NPPF do not specify the weight to be 
given to the benefit, in a particular proposal, this is a matter for the decision-maker’s planning 
judgement. 

8.95  Moreover, the NPPF does not stipulate the degree of precision required in calculating the 
locational advantages of an employment generating application, the determination again is left 
to the decision- maker. 

8.96  Overall there is a clear quantitative and qualitative need for the development given the shortfall 
of available, attractive and deliverable employment sites for the logistics development to meet 
policy requirements and address market demand. The subject site is already recognised by 
the ELR as a potential employment site. Consideration has been given to the JCS allocated 
site in the employment land section of this report and it is evident that due to various 
constraints the above mentioned sites are unable to accommodate the proposed scheme of 
this scale. Moreover, if Corby is to compete economically at the sub-regional level it is 
important that it capitalises on its locational advantage to attract investment and grow the 
economy. 

8.97 Through the development, the application site would deliver significant job creation, 
apprenticeships and increase in economic output. The proposal aligns with economic 
strategies within the NPPF, by stating that significant weight should be placed on the need to 
support economic growth (paragraph 80) and planning decisions should recognise and 
address the specific locational requirements of different sectors. Specifically, in relation to 
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storage and distribution (Class B8) uses, NPPF paragraph 82 details that provision should be 
made for storage and distribution operations at a variety of scales and in suitably accessible 
locations. 

8.98  Given the scale and nature of the development, the proposed development would impact on 
the openness of the open countryside. It is recognised that the application has been 
accompanied by an LVIA and while this application is in outline form, the potential harm 
associated with ecology, landscape and visual impact, noise and vibration and air quality and 
other adverse impacts is considered to be satisfactorily mitigated/addressed.  

8.99  Furthermore, whilst the proposed development would have an impact on the countryside, this 
impact is mitigated by the general poor quality of the agricultural land, the ability to mitigate 
the ecological and environmental harm, ability to address highway impact, ability to connect 
existing and proposed shared footway/cycle way and the presence of strong and defensible 
boundaries to limit the impact of the development.   

8.100  The officers have assessed the acceptability of the development applied substantial weight to 
the encroachment into the open countryside and the impact on openness. Alongside this they 
have considered any other harm from the development and consider that the substantial 
benefits of the development are sufficient to clearly outweigh this harm. Therefore, it is the 
Officer’s recommendation that the considerations in support of the development outweigh the 
potential harms and allow this development to be supported when assessed against local and 
national planning policy. 

9.  Conclusion: 
9.1  The principal that a new campus style logistics proposal makes a positive contribution to the 

provision of future jobs in the assistance of the Council’s Growth Agenda and employment 
opportunities for the wider North Northamptonshire area; and brings into efficient use a site of 
limited amenity value has been given great weight, in accordance with Government guidance 
on building a strong and competitive economy and the general requirement for Local Planning 
Authorities to be positive and proactive. Paragraph 80 of the NPPF (2019) states the following: 

“Planning policies and decisions should help create the conditions in which 
businesses can invest, expand and adapt. Significant weight should be placed on the 
need to support economic growth and productivity, taking into account both local 
business needs and wider opportunities for development. The approach taken should 
allow each area to build on its strengths, counter any weaknesses and address the 
challenges of the future. This is particularly important where Britain can be a global 
leader in driving innovation, and in areas with high levels of productivity, which should 
be able to capitalise on their performance and potential.” 

9.2  This is an area who’s morphology demonstrates urban features and has been subjected to 
previous uses; a site with limited amenity value.  A site sufficiently large to accommodate an 
extensive campus style logistics proposal. 

9.3  The site offered is considered to be highly accessible and appropriate to a logistics use fulfilling 
locational/accessibility objectives to take advantage of Corby’s geographical advantages. 

9.4  It is considered that the loss of the openness of the site can be adequately compensated for 
by appropriate conditions and commuted payments. 

9.5  It is not the purpose of this planning appraisal to discuss the merits of any other sites which 
may or may not become available through the Review of the Part 2 Local Plan. The fact that 
the site is unallocated in the Joint Core Strategy (2016) does not result in a defendable 
prohibitive approach; that places a restriction on the application being determined by the Local 
Planning Authority. 

9.6  Officers acknowledge that the building of a logistics proposal on the subject site results in 
some difficult choices, but taking all factors into consideration with this application, it is 
considered that the over-riding socioeconomic benefits of providing future jobs in the 
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magnitude offered have been demonstrated to outweigh the loss of the site and any negative 
aspects.      

10.  Pre-commencement Condition: 
The Town and Country Planning (Pre-commencement Conditions) Regulations 2018 (S.I. 
2018 No. 566) came into force on 1st October 2018.  These Regulations derive from changes 
made to the Town and Country Planning Act 1990, by Section 14 of the Neighbourhood 
Planning Act 2017.  The combination of a new Section 100ZA(8) in the 1990 Act and the 
Regulations means that after 1st October 2018, a "relevant" planning permission for the 
development of land may not be granted subject to a pre-commencement condition without 
the written agreement of the applicant to the terms of the condition. (Section 100ZA (5)). 

Corby Borough Council gave notice under Section 2(4) of the Regulations to the agent on 11th 
March 2019 of the intention to impose pre-commencement conditions. It is hereby confirmed 
that the agent in the email of 12th March 2020 has agreed to the use of pre-commencement 
conditions in this determination. 

11. Recommendation: 
11.1  It is the Officer recommendation that Committee be minded to approve the application subject 

to the following: 

- Planning conditions specified below 
- Completion of a Section 106 Agreement relating to the highways, local benefits and 

environmental contribution and mitigation 

Human Rights Act 1998 

11.2  Officers have considered the Human Rights Act 1998 in reaching a recommendation to grant 
planning permission, subject to conditions.  Officers have considered the potential interference 
with the rights of the owners/occupiers of surrounding properties under Article 8 and/or Article 
1 of the First Protocol of the Act and consider that it is proportionate. 

11.3  Officers have also considered the interference with the human rights of the applicant under 
Article 8 and/or Article 1 of the First Protocol caused by imposing conditions.  Officers consider 
that the conditions are necessary to protect the rights and freedoms of others and to control 
the use of property in accordance with the general interest.  The interference is therefore 
justifiable and proportionate. 

Section 17 of the Crime and Disorder Act 1998 

11.4  Officers have considered, with due regard, the likely effect of the proposal on the need to 
reduce crime and disorder as part of the determination of this application, in accordance with 
section 17 of the Crime and Disorder Act 1998.  In reaching a recommendation to approve, 
Officers consider that the proposal will not undermine crime prevention or the promotion of 
community safety. 

CONDITIONS 
TIME LIMIT 

1. Application for approval of the reserved matters shall be made to the council before the 
expiration of 3 years from the date of this permission. The development hereby permitted shall 
begin no later than the expiration of 2 years from the date of approval of the last of the reserved 
matters to be approved.  

Reason:  As required by Section 92 of the Town and Country Planning Act 1990 as amended 
by Section 51 of the Planning and Compulsory Purchase Act 2004. 

DRAWINGS 
2. The development shall conform in all aspects with the plans and details shown in the 

application as listed below, unless variations are agreed by the Local Planning Authority in 
order to discharge other conditions attached to this decision: 
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- Location Plan – Drawing 4345-014 Rev.P2, received on 12.12.2018 
- Parameters Plan – Drawing 4345-006 Rev.P14, received on 07.06.2019 
- Design and Access Statement – Rev.P6. May 2019 
- Planning Statement – December 2018 
- Environmental Statement, received on 12.12.2018 
- LVIA April 2019, received on 02.10.2019 
- Supplementary Environmental Information May 2019, received on 07.06.2019 
- Environmental Statement – Non-Technical Summary May 2019, received on 

07.06.2019 
- Supplementary Environmental Information December 2019, received on 18.12.2019 
- Environmental Statement – Non-Technical Summary December 2019, received on 

18.12.2019 
- Agricultural Land Classification Report – November 2019 (SES/MCD/CP/#1), received 

on 21.11.2019 
- Arboricultural Impact Assessment – BMD.18.023.RP.903. November 2018, received 

on 12.12.2018 
- Landscape Strategy & Design Code – April 2019. BMD.18.023.RPT.001 Rev.A, 

received on 10.09.2019 
- Land Use Compatibility Statement – April 2019, received on 07.06.2019 
- Topographical Survey – Drawing 24561_T-PHASE-2 Rev.0, received on 12.12.2018 
- Economic Impact Report – November 2018, received on 12.12.2018 
- Economic Case for Developing New Warehouse and Office Space, received on 

18.12.2019 
- Employment Land Statement – May 2019 / Updated December 2019, received on 

18.12.2019 
- Report of Community Engagement – November 2018, received on 12.12.2018 
- Sustainability and Utilities Statement – December 2018, received on 12.12.2018 
- Ventilation and Extraction Statement – December 2018 
- Technical Note – 1807-03/TN/01, received on 12.02.2020 

Reason: For the avoidance of doubt and to ensure a suitable form of development in 
accordance with Policy 8 of the North Northamptonshire Joint Core Strategy. 

RESERVED MATTERS TO BE SUBMITTED PRIOR TO BUILDING CONSTRUCTION 

3.  Details of all the reserved matters for relevant phase shall be submitted to the Local Planning 
Authority before any development is commenced:  

a. Scale  
b. Access  
c. Appearance  
d. Landscaping, and  
e. Layout  

Reason: This is an outline permission only and these matters have been reserved for the 
subsequent approval of the Local Planning Authority. 

4. Approval of all reserved matters shall be submitted within 5 years of this permission. Reserved 
matters approval relevant to a defined phase of development shall be obtained from the Local 
Planning Authority in their entirety and in writing prior to the commencement of construction 
relevant to that phase. The development shall thereafter be completed in accordance with the 
approved details.  

Reason: To secure all design and construction details for each phase of development prior to 
construction start to enable the Local Planning Authority to control the development 
in detail and to comply with Section 92 (as amended) of the Town and Country 
Planning Act 1990. 



41 
 

5. Prior to the commencement of development, a Phasing Plan for the development as a whole 
shall be submitted to and agreed in writing with the Local Planning Authority. For the 
avoidance of doubt, site remediation works and associated earthworks for development 
platform creation shall be Phase 1, with all other works falling within subsequent phases. The 
works concerned shall be implemented in accordance with the approved phasing plan. 

Reason: To ensure the timely development of the works and coordination with the associated 
highway works. 

6. Each reserved matters application shall comply with the approved Site Parameters Plan 
Drawing 4345-006 Rev.P14 and the Design and Access Statement – Rev.P6. May 2019.  

Reason: In the interests of clarity, to secure design that meets the principles expressed in the 
Planning, Design and Access Statement, to ensure a high standard of development, 
and to ensure that the development will meet the objectives of Policy 8 of the North 
Northamptonshire Core Spatial Strategy. 

SHARED LORRY PARKING 

7. Prior to the commencement of development, relating to the provision of built form within any 
phase or sub phase, a scheme for the provision of shared lorry parking waiting spaces within 
that phase or sub-phase or for the development as a whole shall be submitted to and approved 
in writing with the Local Planning Authority. The waiting spaces, shall be provided in 
accordance with the approved scheme prior to the occupation of the phase or sub-phase to 
which they relate and shall be retained at all times. 

Reason: To ensure the site meets its own needs, convenient space and a management 
scheme for shared lorry waiting areas must be shown consistent with Policy 18 of 
the North Northamptonshire Joint Core Strategy 2016. 

GROUND CONDITION AND SITE PREPARATION 

8. No development shall take place within a phase and sub-phase other than that required to be 
carried out as part of an approved scheme of remediation until parts A to C as necessary for 
that phase or sub-phase or part thereof have been complied with, unless otherwise agreed by 
the Local Planning Authority: 

A. Site Characterisation 

An investigation and risk assessment, in addition to any assessment provided with the 
planning application, must be completed in accordance with a scheme to assess the nature 
and extent of any contamination on the site, whether or not it originates on the site. The 
contents of the scheme are subject to the approval in writing of the Local Planning Authority. 
The investigation and risk assessment must be undertaken by competent persons and a 
written report of the findings must be produced. The written report is subject to the approval 
in writing of the Local Planning Authority. The report of the findings must include: 

(i) a survey of the extent, scale and nature of contamination; 
(ii) an assessment of the potential risks to: 

• human health, 
• property (existing or proposed) including buildings, crops, livestock, pets, woodland 
and service lines and pipes, 
• adjoining land, 
• groundwaters and surface waters, 
• ecological systems, 

(iii) an appraisal of remedial options, and proposal of the preferred option(s). 

This must be conducted in accordance with DEFRA and the Environment Agency’s ‘Model 
Procedures for the Management of Land Contamination, CLR 11 (or any model procedures 
revoking and replacing those model procedures with or without modification)’. 
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B. Submission of Remediation Scheme 

A detailed remediation scheme to bring the site to a condition suitable for the approved use 
by removing unacceptable risks to human health, buildings and other property and the natural 
must be prepared, and is subject to the approval in writing of the Local Planning Authority. 
The scheme must include all works to be undertaken, proposed remediation objectives and 
remediation criteria, timetable of works and site management procedures. The scheme must 
ensure that the site will not qualify as contaminated land under Part 2A of the Environmental 
Protection Act 1990 in relation to the approved use of the land after remediation. 

C. Implementation of Approved Remediation Scheme 

The approved remediation scheme must be carried out in accordance with its terms prior to 
the commencement of development other than that required to carry out remediation, unless 
otherwise agreed in writing by the Local Planning Authority. The Local Planning Authority must 
be given two weeks written notification of commencement of the remediation scheme works. 

Following completion of measures identified in the approved remediation scheme, a 
verification report that demonstrates the effectiveness of the remediation carried out must be 
produced, and is subject to the approval in writing of the Local Planning Authority. 

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

9. In the event that contamination is found at any time when carrying out the development hereby 
approved that was not previously identified it must be reported in writing immediately to the 
Local Planning Authority. An investigation and risk assessment must be undertaken in 
accordance with the requirements of part A of condition 8, and where remediation is 
necessary, a remediation scheme must be prepared in accordance with the requirements of 
part B of condition 8, which is subject to the approval in writing of the Local Planning Authority. 
Following completion of measures identified in the approved remediation scheme a verification 
report must be prepared, which is subject to the approval in writing of the Local Planning 
Authority in accordance with part C of condition 8. 

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

10. No infiltration of surface water drainage into the ground is permitted other than with the written 
consent of the Local Planning Authority. The development shall be carried out in accordance 
with the approved details.  

Reason: To ensure that the development does not contribute to, or is not put at unacceptable 
risk from, or adversely affected by, unacceptable levels of water pollution caused 
by mobilised contaminants in line with paragraph 170 of the National Planning 
Policy Framework.  

LANDSCAPING AND ECOLOGY 

11. No development shall take place, including ground works and vegetation clearance, until a 
Biodiversity Monitoring Strategy (BMS) has been submitted to, and approved in writing by, the 
Local Planning Authority. The content of the Strategy shall include the following:  

a) Aims and objectives of monitoring to match the stated purpose  
b) Identification of adequate baseline conditions prior to the start of development  
c) Appropriate success criteria, thresholds, triggers and targets against which the   
effectiveness of the various conservation measures being monitored can be judged  
d) Methods for data gathering and analysis  
e) Location of monitoring  
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f) A timetable for the submission of monitoring reports 
f) Responsible persons and lines of communication  
g) Review, and where appropriate, publication of results and outcomes.  

A report describing the results of monitoring shall be submitted to the local planning authority 
at intervals identified in the strategy. The report shall also set out (where the results from 
monitoring show that conservation aims and objectives are not being met) how contingencies 
and/or remedial action will be identified, agreed with the local planning authority, and then 
implemented so that the development still delivers the fully functioning biodiversity objectives 
of the originally approved scheme. The monitoring strategy will be implemented in accordance 
with the approved details. 

Reason: To ensure that the development makes a contribution towards a net gain in 
biodiversity across the plan period, in accordance with Policy 4 of the North 
Northamptonshire Joint Core Strategy. 

12.    No development shall take place within a phase or sub-phase (including demolition, ground 
works, vegetation clearance) until a Construction Environmental Management Plan (CEMP: 
Biodiversity) has been submitted to and approved in writing by the local planning authority. 
The CEMP (Biodiversity) for that phase or sub-phase or the development as a whole shall 
include the following:  

a) Risk assessment of potentially damaging construction activities  
b) Identification of ‘biodiversity protection zones’  
c) Practical measures (both physical measures and sensitive working practices) to avoid 
or reduce impacts during construction (may be provided as a set of method statements)  
d) The location and timing of sensitive works to avoid harm to biodiversity features  
e) The times during construction when specialist ecologists need to be present on site to 
oversee works  
f) Responsible persons and lines of communication  
g) The role and responsibilities on site of an ecological clerk of works (ECoW) or similarly 
competent person  
h) Use of protective fences, exclusion barriers and warning signs.  

The approved CEMP shall be adhered to and implemented throughout the construction period 
strictly in accordance with the approved details, unless otherwise agreed in writing by the local 
planning authority. 

 Reason: To ensure that the development makes a contribution towards a net gain in 
biodiversity across the plan period, in accordance with Policy 4 of the North 
Northamptonshire Joint Core Strategy. 

13. A Landscape and Ecological Management Plan (LEMP) for each phase or sub-phase shall be 
submitted to and be approved in writing by the local planning authority prior to the 
commencement of development within each phase or sub-phase of the development. The 
content of the LEMP shall include the following:  

a) Description and evaluation of features to be managed  
b) Ecological trends and constraints on site that might influence management  
c) Aims and objectives of management  
d) Appropriate management options for achieving aims and objectives  
e) Prescriptions for management actions  
f) Preparation of a work schedule (including an annual work plan capable of being rolled 
forward over a five-year period)  
g) Details of the body or organisation responsible for implementation of the plan  
h) Ongoing monitoring and remedial measures.  

The LEMP shall also include details of the legal and funding mechanism(s) by which the long-
term implementation of the plan will be secured by the developer with the management bodies 
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responsible for its delivery. The plan shall also set out (where the results from monitoring show 
that conservation aims and objectives of the LEMP are not being met) how contingencies 
and/or remedial action will be identified, agreed and implemented so that the development still 
delivers the fully functioning biodiversity objectives of the originally approved scheme. The 
approved plan will be implemented in accordance with the approved details. 

Reason: To ensure that the development makes a contribution towards a net gain in 
biodiversity across the plan period, in accordance with Policy 4 of the North 
Northamptonshire Joint Core Strategy. 

14. Prior to the commencement of any works or activity affecting any existing Great Crested Newts 
(GCN), the local planning authority has been provided with either: 

a) a licence issued by Natural England pursuant to Regulation 55 of The Conservation of 
Habitats and Species Regulations 2017 authorizing the specified activity/development to 
go ahead; or 

b) Written confirmation from Natural England that the application site has been registered 
with the Great Crested Newt Low Impact Class Licence scheme; or 

c) a statement in writing from a suitably qualified ecologist to the effect that they do not 
consider that the specified activity/development will require a licence. 

15. Prior to the commencement of any works or activity affecting the existing dormouse, the local 
planning authority has been provided with either: 

a) a licence issued by Natural England pursuant to Regulation 55 of The Conservation of 
Habitats and Species Regulations 2017 authorizing the specified activity/development to 
go ahead; or 

b) Written confirmation from Natural England that the application site has been registered 
with the Dormouse Low Impact Class Licence scheme; or 

c) a statement in writing from a suitably qualified ecologist to the effect that they do not 
consider that the specified activity/development will require a licence. 

16. The approved details for soft landscaping, and other landscaping details approved under 
Condition 3 above (reserved matters) shall be carried out in the first planting and seeding 
season following the completion of development on the relevant phase and any trees or plants 
which, within a period of five years from occupation die, are removed or become seriously 
damaged or diseased, shall be replaced in the next planting season with others of similar size 
and species, unless the Local Planning Authority gives written consent to any variation. The 
approved details shall be thereafter retained. 

Reason: To ensure that the appearance of the development is satisfactory in accordance with 
Policies 3 and 8 of the North Northamptonshire Joint Core Strategy. 

MONITOR AND MANAGE: PHASING CONDITION 

17. SUBMISSION OF ZONE 1 TRANSPORT ASSESSMENT 

1.1  Prior to the commencement of any development a full ‘Zone 1 Transport Assessment’ in 
accordance with a scope that shall have first been submitted to and approved in writing by 
the Local Planning Authority in consultation with the Local Highway Authority, shall be 
submitted to and approved by the Local Planning Authority.  Such Zone 1 Transport 
Assessment shall include but shall not be limited to: 

I. Trip rates for the uses proposed; 
II. Network modelling and traffic assignment using the County Council’s 

Northamptonshire Strategic Transport Model or other such agreed strategic 
model as may be agreed; 

III. Detailed junction and link capacity assessments informed by such strategic 
modelling; 

IV. Junction and network mitigation including walking, cycling and public transport 
enhancements and links to and from the site, the ‘Zone 1 Mitigation Works’; 
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V. Site access or accesses details as may be proposed, the Zone 1 Site 
Access(es) Works’; 

VI. Construction phase details and phasing of the Zone 1 Site Access and Zone 1 
Mitigation Works; 

VII. Road Safety Audits for all Zone 1 Mitigation Works; 
VIII. Road Safety Audits for the Zone 1 Site Access(es) Works. 

1.2  Prior to the commencement of any development full engineering, drainage, lighting and 
constructional details of the Zone 1 Access(es) Works approved pursuant to Condition 
17(1.1) shall be submitted to and be approved in writing by the Local Planning Authority in 
consultation with the Local Highway Authority. 

1.3 Prior to the commencement of any development the means of access approved under 
Condition 17 (1.1) shall be completed in accordance with details approved under Condition 
17 (1.2). 

1.4 Prior to the commencement of any development full engineering, drainage, lighting and 
constructional details of the Zone 1 Mitigation Works approved pursuant to Condition 
17(1.1) shall be submitted to and be approved in writing by the Local Planning Authority in 
consultation with the Local Highway Authority. 

1.5 Prior to the occupation of any part of Zone 1, the Zone 1 Mitigation Works approved under 
Condition 17(1.1) shall be completed in accordance with details approved under Condition 
17 (1.2). 

Reason: In the interests of traffic safety and convenience in accordance with the sustainable 
development policies as set out in Policies 10 of the North Northamptonshire Joint 
Core Strategy 2016. 

18. POST ZONE 1 OCCUPATION MONITORING AND SURVEY 

1.1 Subsequent to six continuous months of full occupation of Zone 1 of the development 
hereby permitted comprehensive traffic counts and surveys of junctions and links 
assessed under the Zone 1 Transport Assessment shall be undertaken in accordance 
with a scope and at times and for a duration that shall first be agreed in writing by the 
local planning authority in consultation with the local highway authority.  Such surveys 
shall include but not necessarily limited to video surveys, manual traffic counts and 
pneumatic loop counts.  The survey results shall be presented in a report in a format that 
shall first be agreed with the Local Planning Authority in consultation with the Local 
Highway Authority, the ‘Zone 1 Monitoring Report’.  The report shall calculate and 
evidence trip rate generation and trip distribution from the development hereby permitted. 

1.2 Such surveys, counts and reports shall be repeated at frequencies of no less than six 
months in accordance with the same scope and format as approved under Condition 
18(1.1) and submitted to the Local Planning Authority. 

1.3 No details associated with subsequent Zones of the development hereby permitted may 
be submitted unless or until the Zone 1 Monitoring Report has been approved by the Local 
Planning Authority. 

Reason: In the interests of traffic safety and convenience in accordance with the sustainable 
development policies as set out in Policies 10 of the North Northamptonshire Joint 
Core Strategy 2016. 

19. SUBMISSION OF ZONE 2(a and b)TRANSPORT ASSESSMENT 

1.1 Prior to the submission of details for any development in addition to Zone 1 of the 
development hereby permitted, a full ‘Zone 2 Transport Assessment’ in accordance with 
a scope that shall have first been submitted to and approved in writing by the local planning 
authority in consultation with the local highway authority, shall be submitted to and be 
approved by the local planning authority.  Such Zone 2 Transport Assessment shall 
include but shall not be limited to: 



46 
 

I. Trip rates calculated using data obtained from the Zone 1 Monitoring Report 
for the same uses as for Zone 1 and proposed trip rates for uses not including 
in Zone 1; 

II. Network modelling and traffic assignment based on distribution evidenced by 
the Zone 1 Monitoring Report; 

III. Detailed junction and link capacity assessments informed by such modelling 
including assessment of Zone 1 Mitigation Works and Zone 1 Access Works; 

IV. Junction and network mitigation including walking, cycling and public transport 
enhancements and links to and from the site, the ‘Zone 2 Mitigation Works’; 

V. Site access or accesses details as may be proposed, the ‘Zone 2 Site 
Access(es) Works’; 

VI. Construction phase details and phasing of the Zone 2 Site Access, and Zone 
2 Mitigation Works; 

VII. Road Safety Audits for all Zone 2 Mitigation Works; 
VIII. Road Safety Audits for the Zone 2 Site Access(es) Works. 

1.2 Prior to the commencement of any part of Zone 2, full engineering, drainage, lighting and 
constructional details of the Zone 2 Access(es) Works approved pursuant to Condition 19 
(1.1) shall be submitted to and be approved in writing by the Local Planning Authority in 
consultation with the Local Highway Authority. 

1.3 Prior to the commencement of any part of Zone 2 the means of access for Zone 2, if 
different to Zone 1 or modified from Zone 1 approved under Condition 19(1.1) shall be 
completed in accordance with details approved under Condition 19(1.2). 

1.4 Prior to the commencement of any development full engineering, drainage, lighting and 
constructional details of the Zone 2 Mitigation Works approved pursuant to Condition 
19(1.1) shall be submitted to and be approved in writing by the Local Planning Authority in 
consultation with the Local Highway Authority. 

1.5 Prior to the occupation of any part of Zone 2, the Zone 2 Mitigation Works approved under 
Condition 19(1.1) shall be completed in accordance with details approved under Condition 
19(1.2). 

Reason: Reason: In the interests of traffic safety and convenience in accordance with the 
sustainable development policies as set out in Policies 10 of the North 
Northamptonshire Joint Core Strategy 2016. 

20. POST ZONE 2 OCCUPATION MONITORING AND SURVEY 

1.1 Subsequent to six continuous months of full occupation of Zone 1 and Zone 2 of the 
development hereby permitted comprehensive traffic counts and surveys of junctions and 
links assessed under the Zone 1 Transport Assessment shall be undertaken in accordance 
with a scope and at times and for a duration that shall first be agreed in writing by the local 
planning authority in consultation with the local highway authority.  Such surveys shall 
include but not necessarily limited to video surveys, manual traffic counts and pneumatic 
loop counts.  The survey results shall be presented in a report in a format that shall first 
be agreed with the Local Planning Authority in consultation with the local highway 
authority, the ‘Zone 1 and 2 Monitoring Report’.  The report shall calculate and evidence 
trip rate generation and trip distribution from the development hereby permitted. 

1.2 Such surveys, counts and reports shall be repeated at frequencies of no less than six 
months in accordance with the same scope and format as approved under Condition 30 
and submitted to the Local Planning Authority. 

1.3 No details associated with subsequent Zones of the development hereby permitted may 
be submitted unless or until the Zone 1 and Zone 2 Monitoring Report has been approved 
by the local planning authority. 
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Reason: In the interests of traffic safety and convenience in accordance with the sustainable 
development policies as set out in Policies 10 of the North Northamptonshire Joint 
Core Strategy 2016. 

21. SUBMISSION OF ZONE 3(a and b) TRANSPORT ASSESSMENT 

1.1 Prior to the submission of details for any development in addition to Zone 1 and Zone 2 of 
the development hereby permitted, a full ‘Zone 3 Transport Assessment’ in accordance 
with a scope that shall have first been submitted to and approved in writing by the local 
planning authority in consultation with the Local Highway Authority, shall be submitted to 
and be approved by the Local Planning Authority.  Such Zone 3 Transport Assessment 
shall include but shall not be limited to: 

I. Trip rates calculated using data obtained from the Zone 1 and Zone 2 
Monitoring Report for the same uses as for Zone 1 , 2 and proposed trip 
rates for uses not including in Zone 1 and 2; 

II. Network modelling and traffic assignment based on distribution evidenced 
by the Zone 1 and Zone 2 Monitoring Report; 

III. Detailed junction and link capacity assessments informed by such modelling 
including assessment of Zone 1 and Zone 2 Mitigation Works; and Zone 1 
and Zone 2 Access Works; 

IV. Junction and network mitigation including walking, cycling and public 
transport enhancements and links to and from the site, the ‘Zone 3 Mitigation 
Works’; 

V. Site access or accesses details as may be proposed, the ‘Zone 3 Site 
Access(es) Works’; 

VI. Construction phase details and phasing of the Zone 3 Site Access, and Zone 
3 Mitigation Works; 

VII. Road Safety Audits for all Zone 3Mitigation Works; 
VIII. Road Safety Audits for the Zone 3 Site Access(es) Works. 

1.2 Prior to the commencement of any part of Zone 3, full engineering, drainage, lighting and 
constructional details of the Zone 3 Access(es) Works approved pursuant to Condition 21 
(1.1) shall be submitted to and be approved in writing by the Local Planning Authority in 
consultation with the Local Highway Authority. 

1.3 Prior to the commencement of any part of Zone 3 the means of access for Zone 3, if 
different to Zone 1 and Zone 2 or modified from Zone 1 and Zone 2 approved under 
Condition 21(1.1) shall be completed in accordance with details approved under Condition 
21(1.2). 

1.4 Prior to the commencement of any development full engineering, drainage, lighting and 
constructional details of the Zone 3 Mitigation Works approved pursuant to Condition 
21(1.1) shall be submitted to and be approved in writing by the Local Planning Authority in 
consultation with the Local Highway Authority. 

1.5 Prior to the occupation of any part of Zone 3, the Zone 3 Mitigation Works approved under 
Condition 21(1.1) shall be completed in accordance with details approved under Condition 
21(1.2). 

Reason: Reason: In the interests of traffic safety and convenience in accordance with the 
sustainable development policies as set out in Policies 10 of the North 
Northamptonshire Joint Core Strategy 2016. 

22. POST ZONE 3 (a and b) OCCUPATION MONITORING AND SURVEY 

1.1 Subsequent to six continuous months of full occupation of Zone 1, Zone 2 and Zone 3 
of the development hereby permitted comprehensive traffic counts and surveys of 
junctions and links assessed under the Zone 1 and 2 Transport Assessment shall be 
undertaken in accordance with a scope and at times and for a duration that shall first 
be agreed in writing by the Local Planning Authority in consultation with the Local 
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Highway Authority.  Such surveys shall include but not necessarily limited to video 
surveys, manual traffic counts and pneumatic loop counts.  The survey results shall be 
presented in a report in a format that shall first be agreed with the Local Planning 
Authority in consultation with the local highway authority, the ‘Zone 1, Zone 2 and Zone 
3 Monitoring Report’.  The report shall calculate and evidence trip rate generation and 
trip distribution from the development hereby permitted. 

1.2 Such surveys, counts and reports shall be repeated at frequencies of no less than six 
months in accordance with the same scope and format as approved under Condition 
22(1.1) and submitted to the Local Planning Authority. 

1.3 No details associated with subsequent Zones of the development hereby permitted 
may be submitted unless or until the Zone 1, Zone 2 and Zone 3 Monitoring Report 
has been approved by the Local Planning Authority. 

Reason: In the interests of traffic safety and convenience in accordance with the sustainable 
development policies as set out in Policies 10 of the North Northamptonshire Joint 
Core Strategy 2016. 

23. SUBMISSION OF ZONE 4 TRANSPORT ASSESSMENT 

1.1 Prior to the submission of details for any development in addition to Zone 1, Zone 2 
and Zone 3 of the development hereby permitted, a full ‘Zone 4 Transport 
Assessment’ in accordance with a scope that shall have first been submitted to and 
approved in writing by the local planning authority in consultation with the Local 
Highway Authority, shall be submitted to and be approved by the Local Planning 
Authority.  Such Zone 4 Transport Assessment shall include but shall not be limited 
to: 

I. Trip rates calculated using data obtained from the Zone 1, Zone 2 and Zone 3 
Monitoring Report for the same uses as for Zone 1, Zone 2 and Zone 3 
proposed trip rates for uses not including in Zone 1, Zone 2 and Zone 3; 

II. Network modelling and traffic assignment based on distribution evidenced by 
the Zone 1, Zone 2 and Zone 3 Monitoring Report; 

III. Detailed junction and link capacity assessments informed by such modelling 
including assessment of Zone 1, Zone 2 and Zone 3 Mitigation Works; and 
Zone 1, Zone 2 and Zone 3 Access Works; 

IV.Junction and network mitigation including walking, cycling and public transport 
enhancements and links to and from the site, the ‘Zone 4 Mitigation Works’; 

V. Site access or accesses details as may be proposed, the ‘Zone 4 Site 
Access(es) Works’; 

VI.Construction phase details and phasing of the Zone 4 Site Access, and Zone 
4 Mitigation Works; 

VII. Road Safety Audits for all Zone 4 Mitigation Works; 
VIII. Road Safety Audits for the Zone 4 Site Access(es) Works. 

1.2 Prior to the commencement of any part of Zone 4, full engineering, drainage, lighting 
and constructional details of the Zone 3 Access(es) Works approved pursuant to 
Condition 23 (1.1) shall be submitted to and be approved in writing by the Local 
Planning Authority in consultation with the Local Highway Authority. 

1.3 Prior to the commencement of any part of Zone 4 the means of access for Zone 4, 
if different to Zone 1, Zone 2 and Zone 3 or modified from Zone 1, Zone 2 and Zone 
3 approved under Condition 23(1.1) shall be completed in accordance with details 
approved under Condition 23(1.2). 

1.4 Prior to the commencement of any development full engineering, drainage, lighting 
and constructional details of the Zone 4 Mitigation Works approved pursuant to 
Condition 23(1.1) shall be submitted to and be approved in writing by the Local 
Planning Authority in consultation with the Local Highway Authority. 
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1.5 Prior to the occupation of any part of Zone 4, the Zone 4 Mitigation Works approved 

under Condition 23(1.1) shall be completed in accordance with details approved 
under Condition 23(1.2). 

Reason: In the interests of traffic safety and convenience in accordance with the sustainable 
development policies as set out in Policies 10 of the North Northamptonshire Joint 
Core Strategy 2016. 

24. POST ZONE 4 OCCUPATION MONITORING AND SURVEY 

1.1 Subsequent to six continuous months of full occupation of Zone 1, Zone 2, Zone 3 and 
Zone 4 of the development hereby permitted comprehensive traffic counts and surveys 
of junctions and links assessed under the Zone 1 and 2 Transport Assessment shall 
be undertaken in accordance with a scope and at times and for a duration that shall 
first be agreed in writing by the Local Planning Authority in consultation with the Local 
Highway Authority.  Such surveys shall include but not necessarily limited to video 
surveys, manual traffic counts and pneumatic loop counts.  The survey results shall be 
presented in a report in a format that shall first be agreed with the Local Planning 
Authority in consultation with the local highway authority, the ‘Zone 1, Zone 2 and Zone 
3 Monitoring Report’.  The report shall calculate and evidence trip rate generation and 
trip distribution from the development hereby permitted. 

1.2 Such surveys, counts and reports shall be repeated at frequencies of no less than six 
months in accordance with the same scope and format as approved under Condition 
22(1.1) and submitted to the Local Planning Authority. 

1.3 No details associated with subsequent Zones of the development hereby permitted 
may be submitted unless or until the Zone 1, Zone 2 and Zone 3 Monitoring Report 
has been approved by the Local Planning Authority. 

Reason: In the interests of traffic safety and convenience in accordance with the sustainable 
development policies as set out in Policies 10 of the North Northamptonshire Joint 
Core Strategy 2016. 

25. No building or use hereby permitted shall be occupied or the use commenced until a Travel 
Plan comprising immediate, continuing and long-term measures to promote and encourage 
alternatives to single-occupancy car use has been prepared, submitted to and been approved 
in writing by the Local Planning Authority. The Travel Plan must include the following technical 
details: 

- Public transport/walk cycle strategy 
- Junction capacity work and mitigation or monitoring and management of the following 

junctions: 

• The realigned Stamford Road priority junction   
• A43/A6116/A4300/Long Croft Rd junction (800 two-way flow at A43 arm).  
• A427/A6086 junction (100 two-way flow at A6086 South arm).  
• A427/A43/Corby Rd junction (40 two-way flow at A43 South arm).  
• A43/A6003 junction (400 two-way flow at A43 North arm).  
• Crucible Road priority junction  
• Gainsborough Road priority junction  
• A43/A6116/ Long Croft Rd junction   
• A427/A6086 junction  
• A427/A43/Corby Rd junction  
• A43/A6003 junction  
• A14 junction 12 with A6116   
• A43/ Prologis Park / Weekley Wood Avenue  
• A43/ Rockingham Road/ A6183   
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• A14 Junction 7  
• A43/A6116 Arnsley Roa 

The approved Travel Plan shall then be implemented, monitored and reviewed in accordance 
with the agreed travel Plan Targets to the satisfaction of the council. 

Reason: to ensure access arrangements to the development are sufficient and adequate in 
accordance with Policies 8 and 15 of the North Northamptonshire Joint Core 
Strategy. 

26. Prior to the commencement of any phase of the development, a Construction Traffic 
Management Plan for that phase or sub-phase shall be submitted to and approved in writing 
by the Local Planning Authority. The Plan shall provide for: 

i. Detailed work programme/timetable. 
ii.  Site HGV delivery/removal hours to be limited to between 10:00-16:00 unless otherwise 

approved as part of the CTMP. 
iii.  Detailed routeing for demolition, excavation, construction and abnormal loads. 
iv. Supply of pre-journey information on routing and site restrictions to contractors, 

deliveries and visitors. 
v. Detailed plan showing the location of on-site stores and facilities including the site 

compound, contractor & visitor parking and turning as well as un/loading point, turning 
and queuing for HGVs. 

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

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

viii. Details of public impact and protection to include road, footway, cycleway and PRoW. 

Details of TROs and road/footway/cycleway/PRoW closures and re-routeing as well as 
signage, barriers and remediation. 

ix. Public liaison position, name, contact details and details of public consultation/liaison. 
x. Route details as required covering culverts, waterways, passing places, tracking of 

bends/junctions and visibility splays. 
xi. Pre and post works inspection of the highway between points A and B as requested to 

identify remediation works to be carried out by the developer. Inspections are to be 
carried out in the presence of a member of the Highway Authorities Inspection team. To 
also include the removal of TROs, temporary signage, barriers and diversions. 

xii. Details of temporary construction accesses and their remediation post project. 
xiii. Provision for emergency vehicles. 

The approved Construction Management Plan shall be adhered to throughout the construction 
period and the approved measures shall be retained for the duration of the construction. 

Reason: In the interests of safe operation of the highway in the lead into development both 
during the demolition and construction phase of the development in accordance with 
Policies 8 and 15 of the North Northamptonshire Joint Core Strategy 2016. 

27. Prior to the commencement of works affecting any existing Public Right of Way full details of 
any enhancement, improvement, diversion or closure shall be submitted to and gain the 
approval of the local planning authority. 

Reason: To ensure the development has a suitable relationship with the highway network in 
accordance with Policies 8 and 15 of the North Northamptonshire Joint Core Strategy. 

28. Prior to the commencement of development within the Main site and no later than in 
conjunction with the submission of first details of the works to discourage routing through 
Weldon shall be submitted to and approved in writing by the Local Planning Authority.  The 
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works shall be completed in accordance with the approved details prior to occupation of the 
final unit within that phase. 

Reason: to ensure access arrangements to the development are sufficient and adequate. 

MATERIALS MANAGEMENT PLAN 

29. Prior to the commencement of development within any phase or sub-phase, an earthworks 
and material management plan for that phase or sub-phase shall be submitted to and 
approved in writing by the Local Planning Authority. The approved measures shall be 
implemented as approved. 

Reason: Earthworks and the creation of development platforms will involve large material 
volumes and the LPA wish to be assured as satisfactory the details of the site 
preparation works that may impact on local amenity, hydrology and ecology is 
addressed. 

FLOOD RISK AND SURFACE WATER DRAINAGE 

30. No development with any phase or sub-phase, other than Site Remediation / Earthworks, shall 
take place until a surface water drainage scheme for that phase or sub-phase, based on 
sustainable drainage principles and an assessment of the hydrological and hydro-geological 
context of the development, has been submitted to and approved in writing by the Local 
Planning Authority. The drainage strategy should demonstrate the surface water run-off 
generated up to and including the 1% (1 in 100 chance of occurring in any year) critical storm 
will not exceed the run-off from the undeveloped site following the corresponding rainfall event. 

Reason: To reduce the risk of flooding both on and off site in accordance with the NPPF and 
Policy 5 of the Core Strategy for North Northamptonshire by ensuring the 
satisfactory means of surface water attenuation and discharge from the site. 

31. No infiltration of surface water drainage into the ground is permitted other than in accordance 
with details that have been approved in advance by the Local Planning Authority, and such 
details will have to demonstrate that there will be no resultant unacceptable risk to controlled 
waters. The development shall be carried out in accordance with the approved details and a 
timetable for implementation. 

Reason: To reduce the risk of flooding both on and off site in accordance with the NPPF and 
Policy 5 of the Core Strategy for North Northamptonshire by ensuring the 
satisfactory means of surface water attenuation and discharge from the site. 

FOUL DRAINAGE 

32. No building works which comprise the erection of a building required to be served by water 
services shall be undertaken in connection with any phase of the development hereby 
permitted until full details of a scheme including phasing, for the provision of mains foul 
sewage infrastructure on and off site has been submitted to and approved in writing by the 
Local Planning Authority. No building shall be occupied until the works have been carried out 
in accordance with the approved scheme.  

Reason: To prevent flooding, pollution and detriment to public amenity through provision of 
suitable water infrastructure 

ENVIRONMENTAL CONTROLS 

33. No development shall take place until a site specific Construction Environmental Management 
Plan (CEMP) has been submitted to and been approved in writing by the Council. The plan 
must demonstrate the adoption and use of the best practicable means to reduce the effects of 
noise, vibration, dust and site lighting. The plan should include, but not be limited to:  

a) Procedures for maintaining good public relations including complaint management, 
public consultation and liaison; 

b) Arrangements for liaison with the Council’s Pollution Control Team; 
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c) All works and ancillary operations which are audible at the site boundary, or at such 
other place as may be agreed with the Local Planning Authority, shall be carried 
out only between the following hours:  

08 00 Hours and 18 00 Hours on Mondays to Fridays and 08 00 and 13 00 Hours on Saturdays 
and; at no time on Sundays and Bank Holidays.  

d) Deliveries to and removal of plant, equipment, machinery and waste from the site 
must only take place within the permitted hours detailed above; 

e) Mitigation measures as defined in BS 5528: Parts 1 and 2 : 2009 Noise and 
Vibration Control on Construction and Open Sites shall be used to minimise noise 
disturbance from construction works; 

f) Procedures for emergency deviation of the agreed working hours.  
g) CBC encourages all contractors to be ‘Considerate Contractors’ when working in 

the borough by being aware of the needs of neighbours and the environment. 
h) Control measures for dust and other air-borne pollutants. This must also take into 

account the need to protect any local resident who may have a particular 
susceptibility to air-borne pollutants.  

i) Measures for controlling the use of site lighting whether required for safe working 
or for security purposes.  

The approved CEMP shall be adhered to and implemented throughout the construction period 
strictly in accordance with the approved details, unless otherwise agreed in writing by the local 
planning authority. 

Reason: In the interests of the amenities of surrounding occupiers during the construction of 
the development accordance with Policies 8 and 15 of the North Northamptonshire 
Joint Core Strategy. 

NOISE ASSESSMENT 

34. Each reserved matters application including within it built development, shall be 
accompanied by an assessment demonstrating compliance for all building services 
plant with the design targets established in Chapter 8 of the Environmental Statement. 
Details of any scheme of acoustic control should be included in each submission 
including measures for sound insulation against internally generated noise. The 
development shall be built in accordance with the approved scheme and any 
mitigation shall be installed prior to the commencement of use of the relevant building, 
retained thereafter and maintained in accordance with the agreed scheme. 

Reason: In the interests of residential and commercial amenity, highway safety and 
visual amenity in accordance with Policy 8 of the North Northamptonshire 
Core Spatial Strategy (2016), and to secure adherence to the mitigation 
principles expressed in Chapter 8 of the Environmental Statement. 

FIRE HYDRANT AND SPRINKLERS 

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

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

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

BOUNDARY TREATMENT 
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36. No building construction in any phase or sub-phase shall take place until there has been 
submitted to and approved in writing by the Local Planning Authority a plan indicating the 
position, design, materials and type of boundary treatment and fencing to be erected in that 
phase or sub phase. The approved scheme shall be implemented and retained as such. 

Reason: To secure an adequate appearance consistent with Policy 8 of the North 
Northamptonshire Core Spatial Strategy. 

LIGHTING FOR CONSTRUCTION 

37. Prior to the commencement of development in any phase or sub-phase, a construction lighting  
strategy  for that phase or sub-phase shall be submitted to and approved in writing by the 
Local Planning Authority. The development shall be implemented in accordance with the 
approved strategy. 

Reason: To ensure compliance with the principles expressed in the Environmental statement 
in the interest of public amenity and ecology. 

LIGHTING FOR COMPLETED DEVELOPMENT 

38. Each reserved matters application which includes lighting shall be accompanied by a lighting 
strategy (including full specification) for the relevant phase or sub-phase. The development 
shall be implemented in accordance with the approved strategy. 

Reason: To ensure compliance with the terms of the application. 

SUSTAINABILITY AND ENERGY 

39. Each reserved matters application which includes within it built development, shall be 
accompanied by a Sustainability and Energy Statement which shall be submitted to and 
approved in writing by the Local Planning Authority. This sustainability statement shall be 
accompanied by a 'BREEAM' low and zero carbon assessment to recommend the most 
appropriate renewable energy technologies to be implemented within the building(s). The 
approved details shall then be implemented in accordance with the approved statement and 
retained as operational thereafter, unless otherwise agreed in writing by the Local Planning 
Authority. 

Reason: In accordance with the expectations of Policy 9 of the North Northamptonshire Core 
Spatial Strategy 2016 that aspire to BREEAM performance of at least 'very good' 
and require demand for energy to be met onsite and/or renewably and/or from a 
decentralised supply. 

40. Prior to the occupation of each building within a phase or sub-phase, the following 
information shall be provided to the Local Planning Authority in respect of that 
building, unless otherwise agreed in writing: a BREEAM post construction report to 
confirm that BREEAM very good (2011), (or the equivalent standard which replaces 
the British Research Establishment Environmental Assessment Method which is to be 
the assessment when the buildings concerned are to be assessed) that the carbon 
emissions from regulated energy will be at least 40% better than that required by Part 
L2a 2006, and that the recommended Low and Zero Carbon technologies have been 
installed. 

Reason: In accordance with the expectations of Policy 9 of the North Northamptonshire Core 
Spatial Strategy 2016 that aspire to BREEAM performance of at least 'very good' 
and require demand for energy to be met onsite and/or renewably and/or from a 
decentralised supply. 

41. Within six months of completion of any building a copy of the Final BREEAM Certificate shall 
be provided to the Local Planning Authority to demonstrate that the scheme has been 
completed in accordance with the Sustainability Report and that the development has 
achieved the relevant BREEAM levels. 
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Reason: In accordance with the expectations of Policy 9 of the North Northamptonshire Core 
Spatial Strategy 2008 that aspire to BREEAM performance of at least 'very good'. 

REGULATORY CONDITIONS/ CONTROL ON BUILDING FORM AND USE 

RETENTION OF PARKING 

42. All spaces for vehicles, bus, taxi, cycle parking, lorry waiting areas, footpaths and cycle paths 
shall be retained for their designated use. 

Reason: To ensure compliance with the terms of the application.  

TOTAL FLOORSPACE MAXIMA 

43. The total floor space shall not exceed 404,100m2 including mezzanine floors.  

Reason: To ensure that the level of visual and highways impact is comparable to that which 
has been assessed, and to reflect the terms of the application with restricted main 
use office space. 

BUILDING HEIGHTS 

44. Finished floor levels shall not exceed the following: 

Zone 1   103.0m AOD, 
Zone 2a 103.0m AOD 
Zone 2b 103.0m AOD 
Zone 3a  99.50m AOD 
Zone 3b  99.5m AOD and 
Zone 4     94.0 AOD 

No building shall exceed 36m in height above finished floor levels. 

Reason: In the interest of the visual quality of the area and to ensure consistency with the 
visual assessment of the development. 

OFFICE B1 FLOORSPACE 

45.     The total combined office floor space (Use class B1) shall not exceed 10,061m2 

Note: This restraint does not apply to offices that are ancillary to the B2 or B8 use of the 
buildings to which they are related. 

Reason: To ensure the development is consistent with planning policies to direct main use 
offices to town centres. 

B2 FLOORSPACE MAXIMA 

46.    The total combined industrial floor space (Use class B2) shall not exceed 97,252m2 

Note: This restraint does not apply to B2 industrial activities that are ancillary to the principal 
BS use of the buildings to which they are related. 

Reason: To preserve the site for predominant distribution uses, and to ensure consistency 
with the highway impact statement. 

PERMITTED DEVELOPMENT RIGHTS 

47.  Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) Order 2015 (or any Order revising, revoking and re-enacting that Order with or 
without modification) or provisions of the Use Classes Order (England) 1987 (as amended), 
no other uses other than those hereby approved (B1, B2 and B8) shall be carried out at the 
application premises. No extensions, new buildings or structures or additional hard surfaced 
areas shall be constructed or erected without further planning permission. 
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Reason:  In the interest of amenities and retaining employment floor space in accordance 
with Policy 22 of the North Northamptonshire Joint Core Strategy 2016. 

Informatives: 
In dealing with the application the Council has implemented the requirement in the National 
Planning Policy Framework 2019 to work with the applicant in a positive and proactive way. 
We have made available detailed advice in the form of our statutory policies from the 'Saved' 
Local Plan Policies 1997, Joint Core Strategy Adopted July 2016, Supplementary Planning 
Documents, Planning Briefs and other informal written guidance, as well as offering a full pre-
application advice service, in order to ensure that the applicant has been given every 
opportunity to submit an application which is likely to be considered favourably. 

Environmental Agency: 
Groundwater and Contaminated Land  

The Preliminary Risk Assessment and subsequent site investigation report (as referenced in 
Chapter 10 of the Environmental Statement) should be submitted in support of this planning 
application to demonstrate that the risks to controlled waters are understood.  

We recommend that developers should:  

1. Follow the risk management framework provided in CLR11, Model Procedures for the 
Management of Land Contamination, when dealing with land affected by contamination.  

2. Refer to the Environment Agency Guiding principles for land contamination for the type of 
information that we required in order to assess risks to controlled waters from the site. The 
Local Authority can advise on risk to other receptors, such as human health.  

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

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

Water Framework Directive  

There are 2 Water Framework Directive (WFD) water bodies within the proposed development 
area, Harpers Brook and Willow Brook. Both of these are currently at Moderate status. It is 
important that the construction and operation of this site does not cause this to deteriorate. In 
amongst the talks of mitigation for this project, there are no details on this topic. It would be 
good to see how the mitigation measures outlined here would ensure no deterioration would 
take place. This could be contained within the Construction Environmental Management Plan 
via applying standard construction practices, but a separate plan detailing mitigation, 
enhancements and contributions to the blue and green infrastructure should be produced for 
clarity.  

Chapter 11 Hydrology and drainage, Page 12 11.7.9 to 11.7.12 - Mitigation and Enhancement, 
mentions how the mitigation measures, identified throughout the report, reduce the risk during 
construction, but there is no mention on any enhancements. There is very little consideration 
given to blue and green infrastructure and biodiversity as a whole. It would be good to see a 
dedicated section/report explaining how enhancements would be carried out for this site. For 
example, the 17 attenuation ponds provide an opportunity to enhance biodiversity, water 
quality and wellbeing for the site users.  

Detail on how the proposed drainage ponds could also function as a diverse aquatic habitat 
should be included. This should involve careful SuDS design rather than ponds being purely 
designed for the balancing function. The development proposal should demonstrate how 
biodiversity gain would be achieved in the context of the land around the site. For instance, 
how the existing site green infrastructure and the new ponds can be linked with neighbouring 
sites to create Green and Blue infrastructure corridors. There is a lot of development 



56 
 

happening in and around Corby so a unified approach to enhancing the environment should 
be in mind. 

Good water quality is linked to healthy, well-functioning ecosystems. A failure to step up river 
restoration and enhancements -applying 20th century ‘business as usual’ for new 
development- risks to cancel out upgrades in wastewater treatment and compromise the 
achievement of Good Ecological Status. River restoration and net gain in Blue Infrastructure 
should complement improvements in wastewater treatment. This is another example on how 
supplying details on biodiversity net gain can help avoid this way of thinking. Point and diffuse 
pollution from a variety of sources such water recycling centres, industrial effluent, agricultural 
run-off and chemical spills, can all have adverse effects on the ecology and quality of a 
waterbody. This in turn can have negative impacts in the wider environment.  

The water environment impacts significantly on the wider ecology and should be looked at in 
detail when creating plans. It would be highly beneficial when creating strategies to protect 
and enhance biodiversity, to give some instruction and guidance about finding opportunities 
to protect, enhance and maintain water quality, which would in turn contribute greatly to 
protecting, preserving, enhancing and maintaining biodiversity. It is important to remember 
that SUDS should have a focus not just for sustainable industrial design, but also for designing 
blue and green infrastructure and controlling flood risk. When opportunities are sought out and 
correctly implemented, wildlife, waterbodies and flora can thrive even in small areas within an 
industrial setting.  

Outside of the ecological benefits of having strong green and blue corridors throughout the 
site, the value and wellbeing to the occupants should not be underestimated when designing 
a large site like this. Making more of a feature of the ponds described, for example, having 
plants which provide habitats for pollinators onsite and around the area, could really bolster 
biodiversity in the area. 

Landfill Site  

The proposed development is located on or within 250m of a landfill site that is potentially 
producing landfill gas.  

Landfill gas consists of methane and carbon dioxide. It is produced as the waste in the landfill 
site degrades. Methane can present a risk of fire and explosion. Carbon dioxide can present 
a risk of asphyxiation or suffocation. The trace constituents of landfill gas can be toxic and can 
give rise to long and short term health risks as well as odour nuisance.  

The risks associated with landfill gas will depend on the controls in place to prevent 
uncontrolled release of landfill gas from the landfill site. Older landfill sites may have poorer 
controls in place and the level of risk may be higher or uncertain due to a lack of historical 
records of waste inputs or control measures.  

Under the conditions of the Environmental Permit for the landfill, the operator is required to 
monitor for sub-surface migration of landfill gas from the site. An examination of our records 
of this monitoring show that there is no previous evidence of landfill gas migration from the 
site that could affect the proposed development. This environmental monitoring data from the 
site is available on our public register. 

Waste Management  

The Environmental Protection (Duty of Care) Regulations 1991 for dealing with waste 
materials are applicable to any off-site movements of wastes.  

The Code of Practice applies to you if you produce, carry, keep, dispose of, treat, import or 
have control of waste in England or Wales.  

The law requires anyone dealing with waste to keep it safe and make sure it’s dealt with 
responsibly and only given to businesses authorised to take it. The code of practice can be 
found here: 



57 
 

https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/506917/waste
-duty-care-code-practice-2016.pdf  

If you need to register as a carrier of waste, please follow the instructions here: 
https://www.gov.uk/register-as-a-waste-carrier-broker-or-dealer-wales  

The developer must apply the waste hierarchy as a priority order of prevention, re-use, 
recycling before considering other recovery or disposal options. Government guidance on the 
waste hierarchy in England can be found here: 
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/69403/pb1353
0-waste-hierarchy-guidance.pdf 

Site Waste Management Plans (SWMP) are no longer a legal requirement, however, in terms 
of meeting the objectives of the waste hierarchy and your duty of care, they are a useful tool 
and considered to be best practice.  

If you require any local advice or guidance please contact your local Environment Agency 
office: Nene House, Pytchley Lodge Road, Kettering, NN15 6JQ. 

Anglian Water: 
Next steps 

Desktop analysis has suggested that the proposed development will lead to an unacceptable 
risk of flooding downstream. We therefore highly recommend that you engage with Anglian 
Water at your earliest convenience to develop in consultation with us a feasible drainage 
strategy. 

If you have not done so already, we recommend that you submit a Pre-planning enquiry with 
our Pre-Development team. This can be completed online at our website 
http://www.anglianwater.co.uk/developers/pre-development.aspx 

Once submitted, we will work with you in developing a feasible mitigation solution. 

If a foul or surface water condition is applied by the Local Planning Authority to the Decision 
Notice, we will require a copy of the following information prior to recommending discharging 
the condition: 

Foul water: 

• Feasible drainage strategy agreed with Anglian Water detailing the discharge solution 
including: 

• Development size 
• Proposed discharge rate (Should you require a pumped connection, please note that 

our minimum pumped discharge rate is 3.8l/s) 
• Connecting manhole discharge location (No connections can be made into a public 

rising main) 
• Notification of intention to connect to the public sewer under S106 of the Water Industry 

Act (More information can be found on our website) 
• Feasible mitigation strategy in agreement with Anglian Water (if required) 

Surface water: 

• Feasible drainage strategy agreed with Anglian Water detailing the discharge solution, 
including: 

• Development hectare size 
• Proposed discharge rate (Our minimum discharge rate is 5l/s. The applicant can verify 

the site’s existing 1 in 1 year greenfield run off rate on the following HR Wallingford 
website -http://www.uksuds.com/drainage-calculation-tools/greenfield-runoff-rate-
estimation.  

https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/506917/waste-duty-care-code-practice-2016.pdf
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/506917/waste-duty-care-code-practice-2016.pdf
https://www.gov.uk/register-as-a-waste-carrier-broker-or-dealer-wales
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/69403/pb13530-waste-hierarchy-guidance.pdf
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/69403/pb13530-waste-hierarchy-guidance.pdf
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• For Brownfield sites being demolished, the site should be treated as Greenfield. Where 
this is not practical Anglian Water would assess the roof area of the former 
development site and subject to capacity, permit the 1 in 1 year calculated rate) 

• Connecting manhole discharge location 
• Sufficient evidence to prove that all surface water disposal routes have been explored 

as detailed in the surface water hierarchy, stipulated in Building Regulations Part H 
(Our Surface Water Policy can be found on our website) 

Flood Authority: 
Rainfall data  

Section 4.3.2. of the SUDS Manual (CIRIA C697) refers to Development Runoff. Within this 
Section, it is acknowledged that additional datasets have been added to Flood Estimation 
Handbook (FEH) and rainfall depths obtained using FEH show significant differences from 
those obtained from Flood Studies Report (FSR) in some parts of the country. Within 
Northamptonshire, rainfall depths are often greater using more up to date FEH datasets than 
those using FSR, therefore for various storm events, greater run-off is produced and additional 
attenuation is likely to be required.  

FEH rainfall data is more up to date than FSR (England and Wales) therefore calculations 
should use this FEH data to determine the volume of surface water attenuation required on 
site. We recognise there are uncertainties associated with the use of any datasets. In 
particular, FSR rainfall data should be used where the critical storm duration is less than 60 
minutes, as FEH data is less robust for short duration storms. FEH rainfall data can be used 
to determine the volume of storage required if the critical storm duration is greater than 30 
minutes.  

If FEH rainfall data is not used as described above, then sensitivity testing to assess the 
implications of FEH rainfall must be provided. This should demonstrate that the development 
proposals remain safe and do not increase flood risk to third parties. 

Highways Authority: 
LHA Standards require that; 

SUDS 

• No SUDS within the public highway 
• Any SUDS with infiltration of water (including soakaways) are to be located a minimum 

of 5m from the public highway 
• Any private storage of water is to be a minimum of 2m from the public highway and 

potentially further dependant on depth (storage of adopted drainage allowable under the 
highway (not kerb lines etc.) such as oversized pipes and large concrete box culverts). 

• Where highway water enters a private system discharge rights are to be secured and a 
way-leave will be required to the outfall 

Public Transport 

New stops shall conform to the County Councils standards for bus stop infrastructure. as per 
the Northamptonshire Bus Strategy 2018 i.e. this shall include: 

• A safe, paved waiting and alighting area incorporating a raised boarder of at least 4m 
to 

• facilitate disabled and pushchair step-free access to the bus 
• A paved connection no less than 1.8m wide to an existing footway, or failing that to a 

dropped kerb crossing to a footway on the opposite carriageway 
• A “Trueform” Post and flag, with integral banner timetable case 
• Where appropriate and feasible, a shelter, of typical roof dimensions no less than 2m x 

4m. 
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Public Rights of Way 

The application site is affected by a Public Right of Way – GZ12 footway. 

A. Please ensure that the applicant is made fully aware of their responsibilities in respect of Public 

Footpath/Bridleway/Byway NoGZ12 and any proposed new PRoW which run along /abut 
/cross /or are adjacent to the proposed development site as follows: 

With respect to construction works to be carried out in close proximity to and using Public 
Rights of Way as access, please note the following standard requirements:- 

i. The routes must be kept clear, unobstructed, safe for users, and no structures or 
material placed on the right of way at all times, it is an offence to obstruct the highway 
under Section 137 HA 1980. 
ii. There must be no interference or damage to the surface of the right of way as a 
result of the construction. Any damage to the surface of the path must be made good 
by the applicant, specifications for any repair or surfacing work must be approved by 
the Area Rights of Way Officer, (as per Section 131 HA1980). 
iii. If as a result of the development, i.e. the safety of the public cannot be guaranteed, 
the Right of Way needs to be closed, and a Temporary Traffic Regulation Order would 
become necessary. An Application form for such an order is available from 
Northamptonshire County Council website, a fee is payable for this service and a 
period of six weeks’ notice period is required. Please contact the highway authority at: 
defmap@kierwsp.co.uk  
www.northamptonshire.gov.uk/en/councilservices/transport/row/legal/pages/temptros
.aspx 
iv. Any new path furniture such as a gate can only be authorised if needed for the 
ingress or egress of livestock (Section 147 Highways Act 1980) and needs to be 
approved in advance with the Area Rights of Way Officer, standard examples can be 
provided. 
v. Please do not rely on the position of features on site for an accurate position of the 
public rights of way. This must be taken only from the Current Definitive Map and 
Statement  

Diversion Orders; defmap@kierwsp.co.uk 

B. Notes:  

i. No works affecting any existing public right of way may commence without the 
express written permission of the local highway authority’s Rights of Way or Definitive 
Map Teams. 

ii. The developer is reminded to apply to the local planning authority for any proposed 
permanent diversion of a right of way under Section 257 of the Town and Country 
Planning act 1990 required to facilitate the development of N/2019/0393. The 
alternative route for such a diversion must be agreed with the local highway authority’s 
Area Rights of Way Officer and be available for public use prior to the closure of any 
existing route. 

C. Northamptonshire County Council is available and preferably required for the involvement, 
guidance and consultation at all stages of the diversion orders as necessary. 

This response is without prejudice to any Public Right of Way which may exist across the site 
but whose presence is not recorded on the County Council’s Definitive Map and Statement 
(2016). Note Section 257 of TCPA 1990 only applies to PROW as follows; FP’s BW’s and 
Restricted Byways. LPA’s cannot divert or stop up BOATS; this can only be done at a 
magistrates court. 

mailto:defmap@kierwsp.co.uk
http://www.northamptonshire.gov.uk/en/councilservices/transport/row/legal/pages/temptros.aspx
http://www.northamptonshire.gov.uk/en/councilservices/transport/row/legal/pages/temptros.aspx
mailto:defmap@kierwsp.co.uk
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Officer to Contact: 

Edward Oteng 

Email: edward.oteng@corby.gov.uk 

 

Farjana Mazumder 

Email: farjana.mazumder@corby.gov.uk 

 

 

 

 

 

 

 

 

 

  

mailto:edward.oteng@corby.gov.uk
mailto:farjana.mazumder@corby.gov.uk
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Cowthick Plantation, Stamford Road, Stanion, 
Northamptonshire,  
Planning Application Reference: 18/00817/OUT 
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