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Development Control Committee 5th December 2017
 
 

 17/00388/RVC 
 
 

Development of land for employment uses (use Classes 
B1/B2/B8) with ancillary parking, highway infrastructure, 
engineering works and landscaping and ancillary works - all 
matters reserved except for principal site accesses and 
landscaping (Geddington Road frontage only) At Land South of 
Geddington Road, Corby, Northamptonshire 

Background 

1. The site, shown is located to the south-east of Corby, adjacent to the Distribution Park known 
as Eurohub. To the north-east lies the Corby International Rail Freight Terminal (CIRFT), on 
the opposite side of Geddington Road. 

2. The application site extends to approximately 96.34 hectares of which some 25 hectares of 
woodland will be retained and managed. The core development site is 54.6 hectares or some 
57% of the total site which is to be commercially developed. Geddington Road (A6068) forms 
the northern boundary of the application site.  

3. Stamford Road (A43) lies immediately to the east of the site. A dismantled railway line 
situated within a deep cutting is located just outside but to the south of the site; this runs 
parallel to Long Croft Road. The immediate western boundary is formed by woodland beyond 
which is a rail spur (serving CIRFT).  

4. The site is a former ironstone quarry. It was restored as a commercial conifer plantation 
established between 1941 and 1957. This was cleared under a Forestry License in 2007. 

5. A substantial woodland belt exists along the boundary of the site and some new landscaping 
exists along the site’s frontage with Geddington Road. The area of perimeter woodland is 
designated as a Local Wildlife Site. The remainder of the cleared site has been left to 
naturally regenerate itself and is now covered by emergent vegetation. 

6. There are two 132kV overhead power lines, each with two circuits. These cut across the 
application site from the north-west to the south-east.  

7. In 2007 outline planning permission was secured by Astral Developments to develop this site 
as a rail-served distribution centre as an extension to ‘Eurohub’ in Long Croft Road. Works to 
prepare the site for development were commenced that year (with tree clearance and site 
levelling) but halted given recessional and viability issues.  

8. In 2012 an application for a similar development but with 75% of the previously approved 
floorspace and no rail connection was approved by the Local Planning Authority. 

9. The application is brought to committee in accordance with the approved scheme of office 
delegation as there are more than three relevant third party objections.  The issues raised 
relate to highways, amenity, appearance, noise and ecology/trees. 

Proposal 

10. Corby Land and Development Limited (the applicant) is seeking to obtain planning consent to 
amend a number of the planning conditions of the consented development on Land at 
Stanion Plantation (Ref: 12/00259/OUT) on Land South of Geddington Road, Corby, NN18 
8EZ. This consent is being sought through the submission of a Section 73 planning 
application. 

11. The key aspects that this application seeks to vary are the parameters plan, the height of the 
building and a change to the second point of access - previously approved as part of the 
original outline.  The changes would alter the wording of the original conditions to reflect the 
minor changes, conditions 1, 4, 21, 28 and 32-36 would remain unaltered.  The Section 73 
planning application seeks outline consent with matters of, layout, scale and appearance 
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reserved for future determination. Details of the principal means of access and landscaping 
along the Geddington Road frontage are included within this planning application. 

12. An Environmental Statement has been prepared to accompany the Section 73 application 
which takes into account the variations being proposed under this planning application.  The 
Environmental Statement has also been consolidated with updated ecology reports that have 
expired since the original submissio. The proposal also includes changes to the Approved 
Parameter Plan.  

13. The main changes are summarised in the table below: 

 

 Approved Parameter Plan  
 

Proposed Parameter Plan  
 

Planning Boundary Area 
(ha)  

96.34 
 

96.34 
 

No. of Zones within 
Development  

3 
 

2 
 

Class of Proposed 
Development  

B1/B2 and B8 
 

B1/B2 and B8 
 

Number of New Access 
Points  
 

2 
 

2 
 

Locations of New Access  
Points  

New junction at A43 and  
Geddington Road;  
New POA off Geddington 
Road, in the centre of the site

New junction at A43 and  
Geddington Road;  
New POA off Geddington 
Road, to the NW of the site 

Total max. Building 
Footprints (m2)  

241,000 
 

242,500 
 

Max. building height to 
ridge (m)  
 

18 
 

22 

Max FFL (m AOD)  
 

107.6 
 

107.6 across all buildings 
 

Max. number of Buildings  14 15 

Infrastructure Corridor  
 

Runs Central to the site in 
NE to SW direction  
 

No longer a corridor, but 
infrastructure is now around 
the perimeter of the site and 
within zone required for the 
protection of the overhead 
pylons.  

Newt Reserve Area  
 

Band along Southern 
Boundary of the site  
 

Similar band along Southern 
Boundary of the site  
 

Frontage Zone  
 

Present along Geddington 
Road  

Present along Geddington 
Road  

Maximum Building Line  
 

Present directly behind the 
Frontage Zone  
 

Present directly behind the 
Frontage Zone  
 

Landscaping Options  
 

Perimeter of the site is a mix 
of existing landscaping to be 
retained and new proposed 
landscaping  
 

The same area of the site but 
this time will be maintaining 
and managing the existing 
woodland  
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Site History  

14. The site has a complex planning history with  the relevant planning applications on the site 
are listed below: 

 05/00013/OUT - Expansion of Eurohub Strategic Freight interchange to include 
warehouse, distribution and manufacturing buildings, rail sidings, highway access, 
construction of bridge link, parking, infrastructure and landscaping – Application 
Permitted 18th April 2007 

 12/00259/OUT - Development of land for employment uses (use Classes B1/B2/B8) 
with ancillary parking, highway infrastructure, engineering works and landscaping and 
ancillary works - all matters reserved except for principal site accesses and 
landscaping (Geddington Road frontage only) - Application Permitted 23rd December 
2013 

 16/00260/DPA -   Provision of a new site access at 2 Geddington Road, Corby – 
Application permitted 23.08.2016. 

Policy 

15. Section 38(6) of the Planning and Compulsory Purchase Act 2004, still requires all 
applications for planning permission to be determined in accordance with the Development 
Plan, unless material considerations indicate otherwise. 

16. The National Planning Policy Framework (NPPF) was adopted by Government in 2012 and 
sets out the planning policies for England and how they are expected to be applied. The 
NPPF is a material consideration in planning decisions. 

17. Paragraphs 214 and 215 of the NPPF make clear that where a local authority does not 
possess a development plan adopted since 2004, due weight may only be given to relevant 
policies in existing plans according to their degree of conformity with the NPPF. Moreover, 
the government has also released further guidance in the form of National Planning Practice 
Guidance (NPPG) which has been taken into consideration. 

18. At the heart of national planning policy is the presumption in favour of sustainable 
development which is seen as a golden thread running through both plan-making and 
decision-taking.  Development must fulfil 3 roles, namely an economic, social and 
environmental role in order to be sustainable. 

19. In July 2016 the North Northamptonshire Joint Core Strategy (JCS) was adopted and this 
document sets out the overall spatial strategy for North Northamptonshire for the period 
2011-2031 and provides the basis for considering any future growth, and a continuing focus 
on the growth of towns as the focus for infrastructure investment and higher order facilities to 
support major employment, housing, retail and leisure development. 

20. Due regard has been had to the implications of the NPPF, NPPG and JCS during the 
assessment of this planning application.  

21. The Corby Borough Local Plan was adopted in 1997 and certain policies have been saved 
as they are in general conformity with the polices of the NPPF. 

 National Planning Policy Framework (NPPF) and National Planning Practice Guidance 
(NPPG) 

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

23. Section 1 looks at building a strong, competitive economy. Amongst other points it advises 
planning policies should avoid the long term protection of sites allocated for employment use 
where there is no reasonable prospect of a site being used for that purpose. Land allocations 
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should be regularly reviewed. Where there is no reasonable prospect of a site being used for 
the allocated employment use, applications for alternative uses of land or buildings should be 
treated on their merits having regard to market signals and the relative need for different land 
uses to support sustainable local communities. 

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

25. Section 7 attaches great importance to the design of the built environment. 

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

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

North Northamptonshire Joint Core Strategy 2011-2031 

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

29. The following policies are relevant to the application under consideration: 

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

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

32. Policy 5 requires that development should contribute towards reducing the risk of flooding 
and to the protection and improvement of the quality of the water environment. 

33. Policy 6 requires that where development is situated on a site with known or high likelihood 
of contamination, remediation strategies to manage this contamination will be required. 

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

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

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

37. Policy 11 requires development to be distributed to strengthen the network of settlements to 
retain and maintain the special mixed urban/rural character of North Northamptonshire with 
its distinctive and separate settlements through the avoidance of coalescence. Growth towns 
will be the focus for infrastructure investment and higher order facilities to support major 
employment, housing, retail and leisure development. 
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38. Policy 15 seeks to strengthen connectivity within and around settlements by managing 
development and investment to amongst other points give priority to sustainable means of 
transport, including measures to contribute towards meeting the modal shift targets. 

39. Policy 22 seeks a more sustainable economy that will deliver a net increase of 31,100 jobs 
will be sought through prioritising the enhancement of existing employment sites and the 
regeneration of previously developed land. Further to this safeguarding existing and 
committed employment sites for employment use unless it can be demonstrated by an 
applicant that there is no reasonable prospect of the site being used for that purpose and that 
an alternative use would not be detrimental to the mix of uses within a Sustainable Urban 
Extension and/or resolve existing conflicts between land uses. 

40. Policy 24 states that proposals for logistics, including large scale strategic distribution will be 
supported where they comply with the spatial strategy facilitate the delivery of a mix of jobs 
and are of the highest viable standards of design and sustainability. Proposals will need to 
satisfy all of the following criteria: 

a) Subject to market demand and viability, strategic distribution developments 
(involving individual units of 9,300 sq m or more floor space) should also include the 
provision of a proportion of floor space in the form of smaller employment units; 

b) Have good access to the strategic road network with priority given to the 
development of freight consolidation centres and sites which can be served by rail 
freight and operate as inter-modal terminals. Long term opportunities to provide 
facilities for transferring freight delivery to rail will be safeguarded; 

c) Have good access to local labour supply and be accessible to the local workforce 
through public transport, walking and cycling; 

d) Achieve the highest possible standards of design and environmental performance 
through maximising the use of sustainable design and construction techniques; 

e) Be in locations which allow 24 hour operations with acceptable environmental, 
community and landscape impact; 

f) Provide sufficient infrastructure to mitigate highways impacts; 

g) Address the local operational requirements of HGV parking arising from the 
development or demonstrate that suitable adequate alternative accessible parking is 
available. 

Consultations 

Stanion Parish Council 

41. The parish council has confirmed that they have no comments to make on this application 
(10/10/17).   

Weldon Parish Council 

42. No comments received.   

NCC Highways 

43. Presently the LHA cannot support the application and require further information to fully 
assess the proposals. 

44. The submitted information within the TA fails to demonstrate that the priority junction 
arrangement proposed is sufficient to accommodate expected demand, with the associated 
impacts in terms of driver frustration and highways safety.  (02/10/17) 

45. Object, failure to evidence a proposal that does not cause significant harm to highway traffic 
flows and failure to evidence a connected approach to mitigate the issues proven through the 
supplied modelling.  (26/10/17). 

NCC Lead Local Flood Authority 

46. The authority has no comments to make on the application but they request that they be 
consulted again when the surface water drainage details are submitted as part of discharge 
of condition 15.  (11/09/17). 
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Northamptonshire Police 

47. No formal objection or comment to make on this application (20/09/17). 

Environment Agency 

48. No objection (11/10/17). 

Kettering Borough Council 

49. No objection (06/10/17). 

Ramblers 

50. Make the following points: 

 The diverted footpath is far less important given the provision of the 
footpath/cycleway route. 

 The improved footpath/cycleway along the Geddington Road frontage will be a 
pleasant route and a better alternative to the current access. 

 A safe crossing place is required. 

 The routes will not have a safe connection with the A43. 

 Could a link be provided to the old mineral line? 

Representations 

1. Site notice – Posted on the 16/11/17 and expires on the 7th December 2017. 

2. Notice (ET) – Published on the 07/09/17. 

3. Neighbour Notification.  Neighbour letters of notification have been delivered to all 
properties on the north side of Geddington Road; the properties on the east side of 
Stamford Road (A43) opposite the southeast corner of the application site; all 
residents in Stanion; all residents in Little Stanion; the units at the end of Long Croft 
Road; and the properties sited between the railway adjacent to the northwest 
boundary of the site and Weldon Road/Oakley Road.  The last round of consultation 
was posted on the 02/10/17. 

4. Three representations have been received that raise the following concerns:   

 The surrounding area is already congested with traffic which will only get worse 
as more houses are built.   

 The nearby roundabout is already dangerous.  To add further traffic would be 
irresponsible. 

 The development will cause problems of noise and odour to the dwellings and 
school opposite the site on Longcroft Road. 

 The site has already been cleared of trees and is an eyesore when viewed from 
the A43/Holiday Inn area.  The area is inhabited by a number of wildlife including 
deer, which will be affected by the development. 

 The intention of the developer is to build in excess of the building heights stated in 
the S73 application and undermines confidence in the integrity of the planning 
system. 

 The increased traffic numbers will have a detrimental effect on highway safety 
and pollution. 

Policy & Principle of Development 

51. The National Planning Policy Framework (NPPF) advises local authorities to approve 
development proposals that accord with the development plan without delay.  Where 
development plan policies are out of date, the NPPF advises that permission should be 
granted unless any adverse impacts of doing so would significantly and demonstrably 
outweigh the benefits, when assessed against the policies of the NPPF as a whole, or 
specific policies in the NPPF indicate that development should be restricted. 
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52. The NPPF seeks to proactively drive and support sustainable economic development to 
deliver homes, business and industrial units and infrastructure.  The NPPF outlines that a 
key component of delivering sustainable development is through Local Planning Authorities 
planning proactively to meet the development needs of businesses.      

53. Paragraph 18 of the NPPF focuses on building a strong and competitive economy stating 
that the Government is committed to securing sustainable economic growth in order to create 
jobs and prosperity.  The economic role is expanded upon through Paragraph 19 of the 
NPPF, which advises that “significant weight should be placed on the need to support 
economic growth through the planning system”; whilst Paragraph 21 states that planning 
policies should recognise and seek to address potential barriers to investment.   

54. Policies 10, 22 and 24 of the JCS, as listed above, aim to build on the strengths of the local 
economy which offers support for economic development in appropriately sustainable 
locations.  

55. The proposal relates to the variation of conditions to the extant permission – 12/00259/OUT 
– which was granted permission on the 23rd December 2013 with an associated S106 Legal 
Agreement.  The changes as listed above are considered to be material but not minor in 
context to the permitted scheme.  As such it is considered that this application does not 
represent a substantial change to the extant permission.  A new S106 is being prepared to 
reflect the changes to the scheme and updates to the original agreement. 

56. There has been no change in policy since the approval that would alter the principle of 
development with the extant permission. The principle has therefore already been 
established and is not up for debate with this application.  That said the development of this 
site for employment purposes is still in accordance with the JCS and the NPPF.  Thus, the 
principal of this development is still considered acceptable.   

57. The key considerations relating to the minor changes applied for a discussed in the following 
sections. 

Highway Safety 

58. The NPPF requires that consideration should be given to the opportunities for sustainable 
transport modes, that safe and suitable access to a development site can be achieved for all 
people, and that improvements can be undertaken within the transport network that cost 
effectively limit the significant impacts of the development.  It goes on to state that 
development should only be refused on transport grounds where the residual cumulative 
impacts of development are severe. 

59. The details of the means of access have already been approved and implemented – up to 
the site boundary.  A second access has been installed via the implementation of full 
planning permission 16/00260/DPA.    

60. The LHA have raised concerns about the use of the two points of access and specifically the 
ability for the second point of access implemented under 16/00260/DPA to cope with the 
increase of HGV numbers.  Discussions are on-going regarding a solution to this.  Separately 
the LHA raise objections to the calculations and conclusion of the Transport Assessment 
submitted in support of the application.  In parallel to the other discussions both parties are 
seeking to resolve this issue too. 

61. The transport assessment (TA) submitted in support of this application considered the 
potential impacts on the local road network and the various options of public transport to 
access the site.  To repeat the ES seeks to assess the impact of the changes to the 
parameters plan and the methodology to the TA takes the same approach.  The key aspect 
that is different from the extant permission is the position of the second point of access.  This 
is now set further back from the junction and has been part implemented in relation to a 
standalone application for the new access – 16/00260/DPA. 

62. Further testing was done for the alternative junction proposal and it was considered 
appropriate that a priority controlled junction to serve the existing site.  The TA confirms that 
the detailed design drawings of this access have been prepared for the S278 submission. 
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63. The other point of access at the junction to the A43 remains as originally permitted.  In terms 
of numbers this S73 application would see an increase in floor area of 1,500m2 or a 0.62% 
increase in footprint.  As part of this application a redistribution of the development trips is 
proposed which is based on the two separate parcels of development.  There are two distinct 
development zones separated by the overhead cables and pylons, compared to the extant 
site in three interconnected development zones.   

64. It is considered that the changes to the extant permission as detailed in the amended 
parameters plan would be unlikely to give rise to any significant impacts. 

Section 106 Obligations 

65. The Community Infrastructure Levy Regulations (CIL) is a tool for local authorities in England 
and Wales to help deliver infrastructure to support the development of their area, it makes it 
clear what contributions can be sought and those which can only be done via a S106 Legal 
Agreement.   

66. These requirements came into force in April 2010. Regulation 122 requires a LPA to three 
tests in determining obligations. Thse are; 

 Necessary to make the development acceptable in planning terms 

 Dirctly relate to the development 

 Fairly and reasonably relate in scale and kind to the development 

67. The S106 has been reviewed in accordance to the legal tests   accordingly it no longer 
includes contributions towards the rail head incentive  (£100,000), acoustic fencing (£50,000) 
and travel plan monitoring (5,000).   

68. The following are the new S106 Heads of Terms:  

 Community Purposes £923,000;  

 Highway Infrastructure (not including the CLRC) £223,000;  

 Logistics and Construction Training  £77,000;  

 Travel Plan Monitoring £5,000; and  

 Corby Link Road Contribution (CLRC) of £4,077,000 apportioned to each 
phase and subject to an agreed viability assessment on each phase.  It is 
noted that within the Community Purposes are obligations set aside for further 
highways works – the road embankment to Stanion village – and public art.  

69. Officers in light of the CiL legal tests and the current policy position consider the S106 heads 
of terms to be reasonable and acceptable.  The applicant in relation to the Corby Link Road 
Contribution considers this element to be unreasonable and unlawful however without 
predijuce to their position has agreed to a phased payment mechanism linked to the three 
development phases subject to a viability test. Therefore the principle of retrospective 
contributions towards the construction costs for the A43 Corby Link Road has been 
maintained.  

70. From inspection of the existing legal agreement and original committee report, it is apparent 
that whilst a financial contribution, known as ‘Highway Corridor Improvements and 
Sustainable Transport Contribution’ was secured, the exact nature and specific details of the 
obligations was not set out in the agreement. It was anticipated that the obligations would be 
used to secure improvements on the local road network and / or enhancements to 
sustainable transport modes to increase the accessibility of the site to non-car borne 
employees. On the basis that the Council continue to consider such an obligation CiL 
compliant, with regard to its necessity, reasonableness and relationship to the proposal, the 
current applicant would be agreeable to an identical obligation. Again, this on a ‘Without 
prejudice’ basis to wider discussions regarding the other obligations in respect of the Corby 
Link Road. 
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71. Given the above considerations it is considered that the proposal accords with the 
development plan and NPPF with regard to access/egress and parking provision, and is 
acceptable in this regard.   

Socio Economic Impacts 

72. The economic impacts of sustainable development is recognised in the NPPF.  Based on the 
illustrative Masterplan at Figure 4 of the submitted Design and Access Statement, Table 1 
indicates the potential employment arising from an overall scheme of 242,472m2.  

Table 1: Job Creation for Illustrative Masterplan B8 scheme.  

 
Table 2: Building 1. Job Creation Breakdown based on Illustrative Masterplan B8 Scheme. 

 
Table 3: Building 2. Job Creation Breakdown based on Illustrative Masterplan B8 Scheme. 

 
Table 4: Building 3. Job Creation Breakdown based on Illustrative Masterplan B8 Scheme. 
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Table 5: Overall Job Creation Breakdown based on Illustrative Masterplan B8 Scheme. 

 

73. Based on the submitted parameter plan and illustrative masterplan and the summary tables 
listed above it is considered that the development as a whole could generate between 
approximately 2,500 to 3,450 new employment opportunities across a range of skill sets and 
sectors, offering new employments prospects to all parts of the Corby population.  Taking an 
estimate from the raw figures the specific jobs created by the changes proposed by this S73 
application would be 21 but it is important to note that without the changes to the 
development as proposed by this application the development is unlikely to be viable.  

Environmental Matters 

74. The application is supported by an Environmental Statement (ES) following confirmation of 
its content by the Borough Council on a related Scoping Opinion.  The ES aims to identify 
potentially significant impacts and helps to identify how any adverse impacts may be offset.  
This ES assess the difference between the approved planning application (12/00259/OUT. 

75. Planning Condition 2 of application number 12/00259/OUT lists certain plans that any 
constructed buildings must comply with.  Plan c of the same extant condition is Parameter 
Plan 10079/F070/003D.  Through this S73 application the applicant is seeking to alter the 
design of this parameter plan.  As this plan was used within the Environmental Impact 
Assessment (EIA) of the original approved planning application the Council considered – on 
the scoping opinion – that for any alterations to this plan to be considered they must be 
accompanied by a new EIA which assesses these alterations.  The ES therefore deals with 
difference between the approved scheme and the proposed scheme, not the impact of the 
overall scheme itself which has already been assessed.   

Ecology 

76. As part of the felling exercise in 2007 in the central part of the site (the development area for 
this and the extant permission) was enclosed with deer and amphibian exclusion fencing in 
suitable locations to assist in site management.  Full surveys were carried out in 2007, and 
2012 with regular walkover surveys.  A breeding survey in 2011 showed the clear-felled area 
offered only small scope for breeding.  However, the retained woodland will remain 
undisturbed with significant area for continued bird breeding.  Habitats within and adjacent to 
the site have been mapped and records sufficiently full to allow for the impact of the 
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construction work and site operations to be understood.  The retained woodland, as 
proposed by the extant permission, would not be altered by this application and will enhance 
the wildlife value and potential of all retained habitats in the site.   

77. The site is not covered by any statutory designations but the structure of the ES for the 
extant permission was used for the desk top based review of the impacts of the changes to 
the parameters plan on the ecology.   

78. Based on the impact assessment in Chapter 9 of the supporting ES to this application and 
the detailed consideration of all relevant ecological receptors present at the site it is 
considered that the development hereby submitted will conform to the relevant legislation 
and accord with planning policy. 

Noise 

79. There is no material change in this impact as proposed by the changes to the extant 
permission as detailed in this planning application.  Paragraph 109 of the NPPF advises that 
“the planning system should contribute to and enhance the natural and local environment by 
preventing both new and existing development from contributing to or being put at risk from, 
or being adversely affected by unacceptable levels of soil, air, water or noise pollution or land 
instability”.  

80. Paragraph 123 of the NPPF advises that planning decisions should “avoid noise from giving 
rise to significant adverse impacts on health and quality of life” and “identify and protect 
areas of tranquillity which have remained relatively undisturbed by noise and are prized for 
their recreational and amenity value for this reason”. 

81. The noise assessment submitted as part of the ES considered the likely environmental 
effects of potential noise and vibration through the construction and operation of this 
amended development.  

82. A base line assessment was undertaken this year at four suitable locations including 
readings at night times.   

83. A Construction Mitigation Plan (CMP) is required a condition on the extant permission and is 
replicated in the suggested condition for this S73 application.  It is considered that the 
implementation of the CMP would satisfactorily control any construction noise.   

84. The original acoustic barrier to Little Stanion is not now part of the new S106 Legal 
Agreement.  Matters of noise and associated noise mitigation are fully considered in Chapter 
8 of the Environmental Statement, where design recommendations are set out with regard to 
the provision of noise barriers as part of the overall scheme. The acoustic barrier sought to 
the south-western boundary of the site is an entirely separate matter to these 
recommendations and was only included in the original outline proposal voluntarily by 
Prologis (the original applicants) in the interests of improving the village of Little Stanion.  

85. Page 17 of the original committee report for application 12/00259/OUT, where it states:  ‘The 
scheme will deliver acoustic fencing to an appropriate part of Stanion Village. The need does 
not arise from this development, but the offer is made by Prologis as a corporate initiative to 
assist in securing improvement of the village recognising commercial vehicle growth may 
give rise to noise issues.’  

86. Given this situation there is no technical justification for the acoustic barrier which was or can 
be provided.  It is not considered necessary or appropriate to now ask for this, as stated in 
the ES there is no technical requirement for this fence. 

87. The assessments show that the noise levels associated with changes with the S73 
application are predicted to be less than +1dB at all of the assessment locations.  In this 
aspect the application conforms with the development plan as a whole. 

Landscape & Visual Appearance 

88. There is no material change in this impact as proposed by the changes to the extant 
permission as detailed in this planning application.  For the avoidance of doubt this 
application seeks to vary the conditions to the extant outline planning permission.  External 
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appearance does not form part of this variation but it is important in the overall context of the 
proposal to ensure that the parameters can accommodate good design. 

89. Geddington Road is a principal entrance into the south east of the town. new  landscape 
works will result in an uplift to the area’s appearance, as a  gateway into Corby . 

90. The extant permission sought to remove the pylons that cross the site.    This application 
does not seek to remove the pylons due to the high cost associated with this..  It is not 
considered that this element was a critical part of the extant permission and as such there 
are no objections to their retention.  The parameters plan has been altered to reflect this and 
when complete the development around the pylons will help to assimilate the development in 
the immediate views of the site. 

91. The retained woodland and landscape areas indicated on both the approved parameters 
plan 10079F070-003 Rev.D: has an area of 73.7Ha.  The proposed parameters plan 4193-
109 P8 shows an area of 69.9Ha.  However, when comparing these two plans, it is important 
to note that the area shaded green on the approved parameters plan, includes extensive 
areas outside of the red line ownership boundary of the application site. In addition, the 
approved plan also indicates significant areas of ‘Infrastructure Corridor’ around the northern, 
western and eastern boundaries. The proposed parameters plan excludes these areas and 
therefore provides a more accurate indication of the existing and proposed landscaped area, 
which should be fully noted when a simple visual comparison of the plans is undertaken. 

92. Although there is slight loss of landscaped areas, between the two schemes, it should be 
noted that a significant infrastructure corridor is created by the provision of the new access to 
the north west of the site as well as that associated with the new roundabout to the A43. 
However, it is of key note that the area of retained woodland remains constant between the 
two schemes at circa 30 hectares. 

93. The building height is to be increased from 18m to 22m as part of this application.  It is noted 
that buildings approved at the Corby International Rail Freight Terminal (CIRFT) have a 
height of 28.5m.  Other faces of the site are well screened. But there are some weak points 
notably from Little Stanion where the present tree canopy is thin or low. Glimpses of the 
development will result in some adverse visual impact on Stanion. This will be remedied as 
new planting reaches full height. 

94. The Geddington Road frontage and new roundabout will provide a quality landscape setting 
to the site and for a main access in to the town.  

95. Habitat creation within the site will enhance bio-diversity of the retained plantation fringes  
while the recreational foot / cycle path will provide access to this new amenity. 

96. Core Strategy Policy 8 advises that new development should carefully respect the character 
of the surrounding area and development in terms of layout, size, scale, architectural design 
and public views.  The Policy continues to expand on this point advising that good design 
should be informed by appreciation of context, as well as plan, scale, proportion and detail. 

97. It is noted that this application seeks to vary the extant permission which was for outline 
permission with access included and that design is a matter for the reserved matters.  That 
said it is entirely correct that plans are submitted that indicate the design of future 
submissions.  The design is considered acceptable in this location but will be considered 
more fully at the reserved matters stage.  The changes to the development parameters in 
relation to the visual appearance and therefore considered acceptable.   

98. Whilst the additional parameters represent an increased scale of development and would be 
visible from a wider area, it is considered that the incremental increase in height and scale 
would not be unduly noticed when compared to that agreed with the extant permission. 

99. Given the above considerations it is considered that the proposal accords with the 
development plan and NPPF with regard to visual appearance effected by the changes 
proposed by this application and is acceptable in this regard as it would result in limited 
additional landscape and visual effects 
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Flood Risk and Drainage 

100. There is no material change in this impact as proposed by the changes to the extant 
permission as detailed in this planning application.  The application site is located within 
Flood Zone 1, which is defined as having little or no risk of flooding from rivers or streams.  
Such zones generally comprise land assessed as having a less than 1 in 100 annual 
probability of river or sea flooding in any year.   

101. There are no records of grounwater flooding in the location and due to the site elevation and 
isolation from any watercourses there is not considered to be a significant risk from this 
source.  Ground water would also be directed away from the site by the underlying strata.   

102. Mitigation for surface water drainage during construction and operation are incorporated in 
the conditions attached.  The proposal as submitted is therefore considered to be acceptable 
and in accordance with the Development Plan.The measures have previously been 
considered to be acceptable and therefore the proposal will comply with Section 10 of the 
NPPF.   

Air Quality 

103. The application site is located in a predominantly rural area with industrial elements nearby.  
There are few sensitive rceptors which ar likely to be affected by the construction or 
operation of the development.   

104. Data was taken from Defra Uk Air Quality Strategy for pollutants, predicted background 
concentrations for NO2 and PM10 and data from passive NO2 concentrations of NO2.  It is 
considered that the changes to the parameters would not impact on air quality in accordance 
with the conclusion of the ES and the attached conditions.  The development as submitted 
accords with the Development Plan in this respect. 

Ground Conditions 

105. There is no material change in this impact as proposed by the changes to the extant 
permission as detailed in this planning application.  The ES concludes with the previous 
investigations where no contaminants were found on site - based on soil contamination tests 
done in 2015.  The revised development zones as part of the changes to the parameters 
plan would still be within the same wider development area.   

106. Groundwater and gas monitoring were also undertaken prior to submission of the application.   

107. An additional 1,500m2 of floor space is proposed by this application.  Earthworks and 
construction of the additional floorspace will involve the excavation of large volumes of soil 
but this would be across the site and managed accordingly.  However, the far large scheme 
was considered acceptable as part of the extant permission and it is considered that the 
extra soil associated with this S73 proposal would not have any significant impact beyond the 
site subject to the suggested conditions. 

Human Rights 

108. The proposals set out in the report are considered to be compatible with the Human Rights 
Act 1998. The proposals may interfere with an individual’s rights under Article 8 of Schedule 
1 to the Human Rights Act, which provides that everyone has the right to respect for their 
private and family life, home and correspondence. Interference with this right can only be 
justified if it is in accordance with the law and is necessary in a democratic society. The 
potential interference here has been fully considered within the report and, on balance, is 
justified and proportionate in relation to the provisions of the policies of the development plan 
and national planning policy.   

Conclusion 

109. The NPPF states that there are three dimensions to sustainable development - economic, 
social and environmental - and that these should be considered collectively and weighed in 
the balance when assessing the suitability of development proposals.  With reference to this 
scheme, economically the proposal will enable viable development on an extant employment 
site, which through bringing additional employees and commercial activity into the area will 
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have wider benefits.  Socially, the proposal has been designed and would be operated to 
ensure no significant impact upon the reasonable amenity of neighbouring residents and 
established businesses.  Environmentally, the design of the buildings, are appropriate for 
their siting and context.  The scheme would have an acceptable ecological, arboricultural and 
highway impact.  Thus, on balance, subject to the abovementioned conditions, it is 
recommended that this application be approved.   

Recommendation:   

Approve subject to: 

Delegated authority being given to the Head of Planning and Environmental Services 
to determine the application provided no further representations are received by the 
7th December that raise material considerations which have not already ready been 
addressed in this report.  

That planning permission be granted subject to the conditions outlined below and the 
satisfactory completion of a Section 106 Agreement on the basis of the Heads of 
Terms and phased viability appraisal assessment for the Corby Link Road as 
described in this report and the following condtions.  

CONDITIONS 

TIME LIMIT  

1. The development hereby, permitted shall be begun before the expiration of five years 
from the date of this approval or within before the expiration of two years from the date of 
approval of the last of the reserved matters to be approved, whichever is the later.  

Reason: These are the requirements of Section 92 of the Town & Country Planning Act 
1990 as amended by Section 51 of the Planning & Compensation Act 2004.  

Note: The time period for implementation is exceptionally extended to five years for related 
infrastructure approvals 

DRAWINGS  

2. The development hereby approved shall be fully implemented in accordance with the 
following approved plans:  

1. Existing Location Plan SGP Drawing Ref. 10079/F070/008C  

2. Site Plan with Topographical Overlay SGP Drawing Ref. 10079/F070/011  

3. Parameters Plan pHp Drawing Ref. 4193-109 P8  

4. Geddington Road Frontage Landscaping Proposal BMD Drawings 
BMD.15.026.DR.001 Rev.A, 100 Rev.A, 101 Rev.A, 102 Rev.A, 103 Rev.A  

5. A43/Geddington Road Roundabout Highway General Arrangement TPA 
Drawing 1509-29-101 Rev.D1 

Reason: To ensure the scheme is implemented as approved and for clarity. 

RESERVED MATTERS AND PHASING 

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

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

This is with the exception of the approved site access details and landscaping details facing 
Geddington Road and the A43 road (shown on BMD Drawings BMD.15.026.DR.001 Rev.A, 
002 Rev.A, 100 Rev.A, 101 Rev.A, 102 Rev.A, 103 Rev.A, and TPA Drawings 1509-29-101 
Rev.D1  
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Reason: 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. 
Also to secure design that meets the principles expressed in the Design and 
Access Statement, to ensure a high standard of development particularly as 
viewed from the main road frontage, and to ensure that the development will meet 
the objectives of Policy 8 of the North Northamptonshire Core Spatial Strategy. 

4. Application for approval of all reserved matters shall be submitted within 5 years of this 
permission. 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. 

5. Prior to the commencement of development,  a phasing plan for the development as a 
whole including implementation of the approved Geddington Road works shown on BMD 
Drawings 15.026.DR.00 Rev.A, 002 Rev.A, 100 Rev.A, 101 Rev.A, 102 Rev.A and 103 
Rev.A 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, the creation of the principal site 
accesses Phase 2, 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 including to the site frontage, and 
coordination with the associated highway works 

6. Each reserved matters application shall comply with the approved Parameters Plan pHp 
Drawing 4193-109 P8 and the Design and Access Statement dated August 2017 and 
shall include, where relevant, 

i. Building orientation including  active frontages facing  Geddington Road, (being  
enlivened building faces such as ancillary offices facing main pedestrian routes) 

ii. Where no offices are shown facing Geddington Road, then high quality design 
measures shall be submitted, and  

iii. Parking arrangements to include charging points for electric vehicles. 

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

PRIOR TO THE COMMENCEMENT OF DEVELOPMENT – SCHEME FOR SHARED LORRY 
PARKING 

7. Prior to the commencement of development, within any phase or sub phase, a scheme 
for the provision of shared lorry parking waiting spaces within that phase or sub-phase 
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 Core Spatial Strategy 2008.  

PRIOR TO THE COMMENCEMENT OF DEVELOPMENT - REMEDIATION AND SITE 
PREPARATION  

8. Prior to the commencement of development (or such other date or stage in development 
as may be agreed in writing with the Local Planning Authority), the following components 
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of  a scheme to deal with the risks associated with contamination of the site shall be 
submitted to and approved in writing by the Local Planning Authority:  

a. A preliminary risk assessment which has identified:  

i. all previous uses  

ii. potential contaminants associated with those uses  

iii. a conceptual model of the site indicating sources, pathways and 
receptors  

iv. potentially unacceptable risks arising from contamination at the site. 

b. A site investigation scheme, based on (i) above to provide information for a 
detailed assessment of the risk to all receptors that may be affected, including 
those off site. 

c. The site investigation results, and the detailed risk assessment referred to in (b) 
above and, based on these, an options appraisal and remediation strategy giving 
full details of the remediation measures required and how they are to be 
undertaken.  

d. A verification plan providing details of the data that will be collected in order to 
demonstrate that the works set out in (c) above are complete and identifying any 
requirements for longer-term monitoring of pollutant linkages, maintenance and 
arrangements for contingency action.  

The scheme shall be carried out as approved, unless otherwise agreed in writing by the 
Local Planning Authority.  

Reason:  To safeguard occupiers against possible harm arising from any contamination 
and to ensure that the potential risks posed to controlled water is assessed and 
surface water monitoring is undertaken consistent with the requirements 
paragraph 109 of the NPPF  and Policy 6 of the North Northamptonshire Core 
Spatial Strategy 2008.  

Note:  Site investigation work has been carried out sufficient to enable the environmental 
impact of the development to be understood but not yet concluded to a detail necessary to 
guide development. 

9. No occupation of any part of a permitted plot shall take place until a verification report 
demonstrating completion of works set out in the approved remediation strategy and the 
effectiveness of the remediation shall be submitted to and approved, in writing, by the 
Local Planning Authority. The report shall include results of sampling and monitoring 
carried out in accordance with the approved verification plan to demonstrate that the site 
remediation criteria have been met. It shall also include any plan for longer-term 
monitoring of pollutant linkages, maintenance and arrangements for contingency action, 
as identified in the verification plan. The long-term monitoring and maintenance plan 
shall be implemented as approved. 

Reason:  To safeguard occupiers against possible harm arising from any contamination 
and to ensure that the potential risks posed to controlled water is assessed and 
surface water monitoring is undertaken consistent with the requirements 
paragraph 109 of the NPPF  and Policy 6 of the North Northamptonshire Core 
Spatial Strategy 2008.  

PRIOR TO THE COMMENCEMENT OF DEVELOPMENT - OFF-SITE AND ON-SITE HIGHWAY 
INFRASTRUCTURE WORK  

ACCESS DETAILS AND PROGRAMME 

10. No development, other than works required for Phase 1 Remediation / Earthworks, shall 
commence in any phase or sub-phase until engineering, drainage, street lighting, and 
other construction details require to facilitate access to that phase or sub-phase, as well 
as a programme for their phased implementation has been submitted to and agreed in 
writing with the Local Planning Authority. The works shall be implemented in accordance 
with the approved scheme and the agreed phasing plan. 
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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 and 17 of the North 
Northamptonshire Core Spatial Strategy 2008. 

 SPECIFIC WORKS AND TIMING –  ZONE  1 or 2 or 3 

11. No development shall commence in any building zone (shown on the parameters plan) 
until details of the following works have been submitted to and approved in writing by the 
Local Planning Authority and no part of the development shall be occupied or brought 
into use until these works have been completed in accordance with the approved details: 

a. The provision of a footway / cycle track parallel to the A6086 Geddington  

Road from the A43 Stamford Road, Stanion to the existing railway bridge on 
Geddington Road  

b. The provision of off road walking and cycling routes through the development site 
as set out on pHp Drawing 4193-109 P8 Parameters Plan or as otherwise 
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 and ,17 of the North 
Northamptonshire Core Spatial Strategy 2008. 

SPECIFIC WORKS AND TIMING – ZONE 1 

12. No part of the development in Zone 1 (shown on the pHp Parameters Plan 4193-109 
P8) shall be occupied or brought into use until a new site access onto the A6086 
Geddington Road from the site, has been provided in accordance with the details 
approved under full planning permission 16/00260/DPA dated 23rd August 2016. 

Reason:  In the interests of traffic safety and convenience in accordance with the 
sustainable development policies as set out in Policies 6 and 9 of the North 
Northamptonshire Core Spatial Strategy 2008. The designs have been agreed in 
principle but details remain to be approved. 

SPECIFIC WORKS AND TIMING – ZONES 1 & 2 

13. No development, other than works required for Phase 1 Remediation / Earthworks, and 
the provision of drainage and service utility infrastructure,  in Zone 2 (shown on the pHp 
Parameters Plan 4193-109 P8) shall commence until details of the following works have 
been submitted to and approved in writing by the Local Planning Authority and no part of 
Zone 2 shall be occupied or brought into use until these works have been completed in 
accordance with the following approved details: 

Reason:  In the interests of traffic safety and convenience in accordance with the 
sustainable development policies as set out in Policies 6 and 9 of the North 
Northamptonshire Core Spatial Strategy 2008. The designs have been agreed in 
principle but details remain to be approved. 

PRIOR TO THE COMMENCEMENT OF DEVELOPMENT – SITE PREPARATION  

MATERIALS MANAGEMENT PLAN 

14. Prior to the commencement of development within any phase or sub-phase, an 
earthworks and material management plan for that phase or sub-phase consistent with 
Chapter 10 of the Environmental Statement as may be updated, 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. 
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FLOOD RISK  & SURFACE WATER MANAGMENT 

15. No development with any phase or sub-phase, other than Phase 1 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. 

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 prevent flooding and minimise pollution of drainage watercourses as required 
by Policy 13(q) of the North Northamptonshire Core Spatial Strategy 2008.   

FOUL DRAINAGE  

16. No development of any phase or sub-phase, other than Phase 1 Site Remediation / 
Earthworks, shall take place until a scheme for the disposal of foul water drainage for 
that phase or sub-phase has been submitted to and approved in writing by the Local 
Planning Authority. The approved scheme shall be implemented before the phase or 
sub-phase is first brought into use, and thereafter retained as such. 

Reason:  To minimise pollution of drainage of watercourses and foul water treatment 
facilities as required by Policy 5 of the North Northamptonshire Core Spatial 
Strategy 2008.  

ENVIRONMENTAL CONTROLS 

NOISE ASSESSMENT 

17. 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 (2008), and to secure adherence to the mitigation principles expressed 
in Chapter 8 of the Environmental Statement. 

ODOUR/PARTICULATE CONTROL 

18. Prior to the occupation of any individual building that includes a B2 industrial use, a 
scheme for the installation and maintenance of filtration and fume extraction 
equipment, or other odour control measures (for strong odours) for that building, shall 
be submitted to and approved in writing by the Local Planning Authority. The approved 
scheme shall be fully installed before any use commences, and maintained in good 
working order thereafter.  

The scheme shall also include details for the monitoring of emissions to air from 
processes on site. Any requirement for further mitigation of emissions as a result of the 
monitoring shall be implemented in accordance with details and a timetable to be 
submitted and agreed in writing with the Local Planning Authority. 
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Reason:  In the interests of residential amenity, and protecting the general air quality of the 
area in accordance with Policy 8 and 10 of the North Northamptonshire Core 
Spatial Strategy (2008). 

PRIOR TO ANY SITE PREPARATION, AND FOR EACH DEFINED DEVELOPMENT PHASE 

CONSTRUCTION ENVIRONMENT MANAGEMENT PLAN/ METHOD STATEMENT  

19. Prior to the commencement of any phase or sub phase of the development, a 
Construction Environment Management Plan for that phase or sub-phase shall be 
submitted to and approved in writing by the Local Planning Authority. The Plan shall 
include and specify the provision to be made for the following: 

a. Overall strategy for managing environmental impacts which will arise during 
construction including the duties of an Ecological Clerk of Works (ECoW); 

b. Measures to control the emission of dust and dirt during construction including 
wheel washing facilities;  

c. Control of noise emanating from the site during the construction period; 

d. Hours of construction work for the development; 

e. A daily log of all vehicles attracted to the site shall be kept and made available for 
inspection at the request of the local planning authority. 

f. Contractors’ compounds, materials storage and other storage arrangements, 
cranes and plant, equipment and related temporary infrastructure; 

g. Designation, layout and design of construction access and egress points; 

h. Internal site circulation routes; 

i. Directional signage (on and off site); 

j. Provision for emergency vehicles; 

k. Provision for all site operatives, visitors and construction vehicles loading and 
unloading plant and materials; 

l. Provision for all site operatives, visitors and construction vehicles for parking and 
turning within the site during the construction period; 

m. Detail of measures to prevent mud and other such material migrating onto the 
highway from construction period; and other similar debris on the adjacent public 
highways; 

n. Routing agreement for construction traffic; 

o. Storage of plant and materials used in constructing the development within the 
site; 

p. The erection and maintenance of security hoarding including decorative displays 
and facilities for public viewing, where appropriate; 

q. Waste audit and scheme for waste minimisation and recycling/disposing of waste 
resulting from demolition and construction works. 

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.  All trees to be protected on and bordering the site during the development shall 
be safeguarded so that no fires will be lit within 15 metres, no concrete mixing to take place 
within 10 metres, and no oil, cement, bituminous chemicals are stored within 10 metres 
(unless otherwise provided for in the approved Ecological, or Woodland, Management and 
Monitoring Strategy).  

Reason:  In the interests of residential amenity, highway safety, ecology and woodland 
protection and visual amenity in accordance with Policy 8 and 10 of the North 
Northamptonshire Core Spatial Strategy (2008), and to secure adherence to the 
mitigation principles. 

Note:  Compliance with this condition will require on-going noise monitoring and provision of 
regular records to support the scheme proposed for each relevant phase of development. 
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PRIOR TO COMMENCEMENT OF BUILDING CONSTRUCTION -GEDDINGTON ROAD 
FRONTAGE AND PERIMETER WOODLAND - LANDSCAPING, MINOR STRUCTURES, PUBLIC 
ART, AND BOUNDARY TREATMENT 

20. Prior to the commencement of building construction (and acknowledging approval of 
the frontage details shown referred to on BMD Drawings BMD.15.026. 001 Rev.A, 002 
Rev.A, 100 Rev.A, 101 Rev.A, 102 Rev.A and 103 Rev.A) additional information and 
plans for the Geddington Road frontage and the perimeter woodlands shall be 
submitted to and agreed in writing with the Local Planning Authority. The submission 
shall include the identification of space, or a scheme for public art, minor artefacts and 
structures (e.g. seating, refuse bins). The scheme shall be implemented prior to 
occupation of the first building, or as may otherwise be agreed in writing with the Local 
Planning Authority.  

Reason:  The submitted landscaped frontage and retained woodland area needs to be 
combined with provision for minor artefacts and public art in the interest of 
securing local distinctiveness, and to secure a high quality appearance consistent 
with Policy 8 of the North Northamptonshire Core Spatial Strategy 2008. The 
inclusion of public art is an integral element in the design for the whole site.  

CARRYING OUT LANDSCAPE WORK 

21. 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 secure an adequate appearance consistent with Policy 8 of the North 
Northamptonshire Core Spatial Strategy 2008. 

LANDSCAPE MANAGEMENT PLAN 

22. Prior to the commencement of any relevant phase or sub-phase of building 
construction, a landscape management plan shall be submitted relating to that phase 
or sub-phase, including timing, long term design objectives, management 
responsibilities and maintenance schedules for all landscaped areas. The Landscape 
Management Plan, as approved, shall be implemented in accordance with the 
approved details. 

Reason:  To secure an adequate appearance consistent with Policy 8 of the North 
Northamptonshire Core Spatial Strategy 2008.  

BOUNDARY TREATMENT 

23. 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 2008.   

SUSTAINABILITY AND ENERGY 

24. 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 ‘BREAAM’ 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 
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approved statement and retained as operational thereafter, unless otherwise agreed in 
writing by the Local Planning Authority. 

25. 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 for Conditions 24 & 25:  

In accordance with the expectations of Policies 8 and 9 of the North Northamptonshire Core 
Spatial Strategy 2008 that aspire to BREEAM performance of at least ‘very good’ and require 
demand for energy to be met on-site and/or renewably and/or from a decentralised supply. 

LIGHTING FOR CONSTRUCTION. 

26. 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 

27. 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. 

REGULATORY CONDITIONS/ CONTROL ON BUILDING FORM AND USE 

RETENTION OF PARKING 

28. 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 BUILDING NUMBERS.  

29. There shall be a minimum of 3 and no more than 9 main buildings (excluding ancillary 
structures) on the site distributed in accordance with the principles expressed on the 
pHp Parameters Plan 4193-109 P8.  

Reason:  To preserve the site for the development of large units, and ensure that the level 
of visual impact is comparable to that which has been assessed.  

TOTAL FLOORSPACE MAXIMA 

30. The total floor space shall not exceed 242,500m2 including mezzanine floors. Note: the 
restriction does not apply to ancillary office space. 

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 

31. Finished floor levels shall not exceed the following:  

Zone 1 107.6m AOD, 
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Zone 2 107.6m AOD, and 

No building shall exceed 22m 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 (A) FLOORSPACE 

32. The total combined office floor space (Use class B1 (a)) shall not exceed 2,499m2. 

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

B2 FLOORSPACE MAXIMA 

33. The total combined industrial floor space (Use class B2) shall not exceed 58,000m2. 

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

NO OUTDOOR STORAGE 

34. Unless provided for in approved reserved matters submissions as specified external 
storage areas, there shall be no external storage of materials. 

Reason:  In the interests of preserving the appearance of the area as viewed from 
Geddington Road, or the woodland trail 

PERMITTED DEVELOPMENT RIGHTS  

35. Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) Order 1995 (or any subsequent Order or statutory provision revoking or 
re-enacting the provisions of that Order), no extensions, new buildings or structures or 
additional hard surfaced areas shall be constructed or erected within the site without 
the prior written approval of the Local Planning Authority. 

Reason:  Individual phases of development are to be designed in the light of design 
restrictions, operational efficiency and also in the light of the matters covered in 
the Environmental Statement. The Local Planning Authority needs  to assess 
whether there would be additional impacts arising from  subsequent works 
including impacts on air quality, noise, ecology, woodland,  appearance, lighting 
strategies, , drainage, also sustainability and energy strategies.  

POST COMPLETION REQUIREMENTS.  

36. 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. 

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'.  

Officer to Contact 

Nigel Gould 

Ext: 4159 

Reasons for approval  

110. The development is welcomed as meeting national and local polices to promote sustainable 
economic growth. Strategic policy relating to large scale distribution sites in this location 
supports the development of rail connection. The proposal however makes no long-term 
provision to safeguard rail access. This constitutes a departure from the development plan, 
notably the provisions of Policy 11 (d) and paragraph 3.97 of the CSS. However whilst the 
scheme is no longer rail served, it is compliant with a number of elements of the Core Spatial 
Strategy, which seek to focus growth on Corby (Policies 1 and 9), to promote economic 
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prosperity (Policy 8) and safeguards employment land and large scale distribution sites 
(Policy 11). 

111. The scheme provides a number of benefits including jobs growth at a key strategic 
employment site, infrastructure funding including towards the Corby Link Road, and 
environmental benefits. The Council is satisfied that these benefits outweigh the loss of the 
rail linkage given viability considerations.  The impact on rail freight of not pursuing track 
investment is offset by the advantages of bringing this large deliverable site into use and the 
provision of resources to incentivise rail use elsewhere in the Borough. 

112. The visual impact of large buildings is addressed with the retention and management of a 
large woodland perimeter, but also with careful design of the Geddington Road frontage.  
Overall mitigation with an on-site Landscape, Ecology, and Access Management Plan and 
off-site Community Purposes Contribution will be secured by  legal agreement. The overall 
low wildlife value of the present site will be replaced with a managed ecological area . The 
site will become part of a wider ecological corridor. Air quality, noise, building sustainability 
and energy efficiency are also satisfactorily addressed. 

Environmental Information 

113. The Council has considered the environmental information provided in the submitted 
Environmental Statement (ES). This recommends mitigation measures to avoid or reduce 
identified impacts, and assesses the residual impacts following the implementation of those 
measures. Where the ES acknowledges that uncertainty exists in respect of the potential for 
the scheme to have adverse significant environmental effects it identifies the need for further 
assessment and conditions are advanced to cover this.  

114. Where the ES is deficient is in relation to up to date ecology surveys, additional mitigation 
measures have been agreed. This approach has been taken given the presently known 
ecological value of the site, responsible long term management of the retained perimeter 
woodland by the owners, the site’s planning history with an implemented permission, and the 
tree felling in 2007 (Forestry License permitted) leaving a development plateau of limited 
ecological value. 

Statement of applicant involvement 

115. The Council has worked with the applicant during all stages of the appraisal of the planning 
application, and is satisfied the applicant will secure sustainable development. The 
imposition of the above planning conditions and a planning obligation addresses residual 
concerns. Consequently the Council and the applicant are implementing the requirements 
expressed in paragraph 187 of the National Planning Policy Framework. 

 

 

 


