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Development Control Committee 18th December 2012
 
 

 12/00259/OUT Development of land for employment uses (Use classes 
B1/B2/B8) with ancillary parking, highway infrastructure 
engineering works and landscaping.  
All matters reserved apart from two principal site access points 
and landscaping on Geddington Road 

Introduction 
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.  

The present application is for a similar development but with 75% of the previously approved 
floorspace and no rail connection. Strategic policy relating to large scale distribution sites in 
this location supports the development of rail connection. The application is no longer rail 
served and there is only minimal provision to allow some rail access. This constitutes a 
departure from planning policy. However whilst the scheme is no longer rail-served, it is 
compliant with a number of other important planning policy objectives such as securing 
deliverable employment sites in the right location. 

The application is being submitted at a time of economic challenges. A viability assessment 
has been carried out and independently verified, and this confirms the developer’s view of 
marginal viability.  Significant costs associated with the development of rail infrastructure, 
coupled with rail network deficiencies and market circumstances have prevented the delivery 
of the consented scheme. Consequently, the overall value of the previous planning obligation 
has been reduced. Officers are however confident that the s106 package still meets needs 
that arise form the proposal. 

Key features also include the following. 

• Significant resources for funding the Corby Link Road, of considerable importance to 
the local economy and a route that directly benefits this site (under construction on 
the basis that s106 funding from this an d other sites will bridge funding gaps) 

• Off-site woodland and ecological enhancement measures to a substantial level. This 
is to offset the loss of open land to development. But these measures are to a lesser 
value than before, and forestry planting outside the district (at Bulwick) will no longer 
be proceeded with. 

• The perimeter woodland (25 ha) will still be preserved with no change of substance to 
the boundaries.  

• A large frontage and remodelling of Geddington Road will create a new gateway into 
Corby, with an off road cycle path and new pedestrian routes.   

The application has been accompanied by a detailed Environmental Assessment. Amongst 
other matters, surface water, ground conditions, air quality, noise, building sustainability and 
energy efficiency are satisfactorily addressed. 

Overall, the proposal presents a significant new capital investment that will raise the overall 
level of economic activity in the local area consistent with national and local policy 
imperatives. Enhanced training initiatives will be secured but these still need to be developed 
to ensure the development establishes an employment legacy. 

It is recommended that permission should again be granted subject to a range of planning 
conditions and a legal agreement. 
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Report content: 

1. The site 
2. History 
3. Development Proposals 
4. Policy 
5. Consultation and Representations 
6. Report  

i. Strategic policy relating to large scale distribution sites 
ii. Impact on rail freight of not pursuing track investment 
iii. Viability 
iv. Employment 
v. Highways matters 
vi. Visual impact of large buildings. 
vii. Environmental matters 

a. Ecology. 
b. Woodland. 
c. Overall mitigation & Green Infrastructure 
d. Ground conditions 
e. Construction 
f. Air quality 
g. Noise  
h. Sustainability and energy efficiency 

7. Conclusion 
8. Recommendation 

The site 
The site, shown in Appendix 2, 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. 

The application site extends to approximately 96.34 hectares of which some 25 ha of 
woodland will be retained and managed. The core development site is 59.66ha or some 62% 
of the total site which is to be commercially developed. Geddington Road (A6068) forms the 
northern boundary of the application site.  

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).  

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. 

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. 

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.  
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History  
In April 2007, Corby Borough Council granted outline planning permission (Ref. 
05/00013/OUT) for the redevelopment of the site described as follows: 

“Expansion of Eurohub Strategic Freight Interchange to include warehouse, 
distribution and manufacturing buildings, rail sidings, highway access, parking, 
infrastructure and landscaping” 

This permission was for  326,000 m2 floorspace with a maximum building height of 20 
metres. A rail terminal was to be built.  A package of public benefits were then  included with 
new off-site woodland creation. A detailed planning approval (Ref. 05/00370/DPA) was 
submitted alongside the outline application seeking planning permission for a single national 
distribution centre and logistics training facility. 

Site preparation works were commenced but these were not sufficient to trigger the previous 
s106 agreement. 
Adjacent site of key significance. 

‘CIRFT’ rail terminal is located on the eastern side of Geddington Road. This is significant as 
offering the potential for continued rail access in the area.  Outline planning permission for 
this scheme was granted in January 2012 (promoted by developers Roxhill in association 
with Legal & General), and comprises a rail-served distribution development with associated 
infrastructure and landscaping (Ref.11/00160/OUT). This rail link is existing, operational and 
provides a rail freight distribution opportunity for Corby. Its capacity however is limited given 
the need for offsite rail capacity and gauge improvement. 

Notable planning conditions are 
• Condition 14 – requiring that the existing Midland mainline into the site be managed 

and maintained such that a rail link remains available and capable of use at all times;  
• Condition 15 – preventing the removal, realignment or closure of the railway line or 

siding (unless otherwise agreed with the LPA). 
 
The Legal agreement (dated 20 January 2012) requires 

• a scheme of works to provide a cycle path on the southern carriageway of 
Geddington Road,  and 

• the upgrade and widening of existing footpaths on the north side of Geddington Road.  
 
Development Proposals 

The applicant for the present application is Stanion Properties Limited, a company led by 
Prologis. The main elements of the site include land outside the site for drainage, and 
highway at Geddington Road: 

a. Application site     96.34 ha  
b. Land owned by applicant   88.13 ha 
c. Retained woodland    24.63 ha   (30% of b.) 
d. Core development site    59.66 ha.      (68% of b.)  

The maximum floorspace will be 241,000m2 (2,594,187ft2) for all uses. The minimum 
floorspace is 215,000m2.   

Class B8 distribution uses will form the predominant use on the site (potentially all 
floorspace).  B2 general industrial use could also be developed   (maximum 58,000m2, or 
25%) as well as B1 offices (maximum 2499m2 or 1%).  

This represents an overall reduction of approximately 26% or 85,000m2 of floorspace in 
comparison with the scheme approved in 2007. A key change to the consented scheme is 
the removal of the rail link. This has allowed for a more open site layout with a substantial 
new landscaped area facing Geddington Road. 

Other key features are: 

• a distribution focused business park with unrestricted hours 
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• three zones in a landscaped setting; 9 buildings maximum, 3 minimum 
• the site  will be open to Geddington Road  where there will be a large landscaped 

frontage zone (this has been submitted in details) 
• the option to relocate power lines is advanced - undergrounding these across the site 
• construction is anticipated  over a 6-10 year period depending on tenant requirements 

To be confirmed,  but the first 3 years would see the Geddington road landscaped 
frontage completed and the first northern access, the major new roundabout on the 
A43/Geddington Road/hotel junction would accompany the second building.  

Whilst approval is sought for the access into the site and design details for the Geddington 
Road frontage, the development is otherwise submitted in outline with matters of layout, 
scale, external appearance and landscaping reserved for subsequent approval. The potential 
for the Power lines being ‘undergrounded’ is allowed for (separate consent needed). 

A Development Parameters Plan has been prepared which sets out the proposed land uses 
across the site and the   

• amount of floorspace; 
• number of buildings in each zone;  
• maximum/minimum building heights,  
• lengths and widths 
• finished floor levels (FFL). 

To assist in the assessment of environmental effects, the developer has a central proposition 
that there will be: 

• No unduly complex or hazardous processes as the principal business of any single 
occupier 

• No uses would fall within be with the previous  ‘special industrial’ use  classes B3-B7  
• No external plant could exceed the maximum permitted building heights. 

 

The table summarise the range of building types possible 

 Zone A -
north 

Zone B - 
central 

Zone C- 
south 

Min/max. number of buildings within each 
zone (for all site a minimum 3,  max 9) 

1/5  1/3 1/6 

Min/max. building height (metres) 8/ 18 8/ 18 8/ 18 

Min/max. building width (metres) 15/ 170 15/ 170 15/ 170 

Min/max. building length (metres)  50/ 530  50/ 460 50/ 450 

Max. floor level 107.6 107.6 104.5 

. 

Access 

Detailed consent for the vehicular accesses to the site entrance is sought as part of the 
application, with the following features.  

1. There will be two principal access points to the site.  

2. A new access to the south-east of the site (near the Hotel) by replacing with a 
roundabout the existing signal-controlled junction at Geddington Road / A43 Stamford 
Road.   

3. On Geddington Road a new roundabout will be provided at the location of the CIRFT 
site access. It has been designed to enhance the site access arrangement and 
connectivity between the two sites.   
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4. The internal site road layout is reserved for future approval but it will connect to both 
new roundabout junctions. A distributor road will form a complete internal loop from 
the roundabout off Geddington Road to the Geddington Road / A43 Stamford Road 
roundabout .  

5. Pedestrian and cycle routes within the site, connecting to the external highways. A 
pedestrian and cycle access is proposed from the A43 along an existing woodland 
ride at the southern end of the site to facilitate sustainable access from the villages of 
Stanion and Little Stanion.  

Power lines. 

The relocation of the power lines will allow for the full floorspace to be built. Whilst physical 
construction can proceed with lines still present, this will be at the cost of lesser floorspace. 
The viability of the whole development is dependent upon their relocation. Applicant 
discussions with Western Power are on-going regarding the undergrounding and re-routeing 
of the power lines, with the proposed diversion to be the subject of a separate application 
process. 

The overhead section of the ‘western’ line will end at a termination tower to the south of Zone 
B and will be diverted underground along the southern and western periphery of Zone B and 
Zone A to a termination tower at the north-western corner of the site. The ‘eastern’ line is to 
run from a termination tower in the south-eastern corner of the site, around the eastern 
boundary, meeting Geddington Road. It will run westwards underneath the newly created 
combined footpath and cycleway eventually joining a fourth termination tower in the north 
east corner of the site. 

The majority of the works will occur in the first three years, after permission has been 
secured under other procedures to relocate the power line across the site. 

Policy 
The Development Plan 
Regional Policy 
The Regional Spatial Strategy for the East Midlands (2009) provides a broad 
development strategy for the region to 2026 and addresses distribution sites. 
Policy 21 provides guidance on the selection of strategic distribution sites. Suitable sites 
should have .good rail access with routes capable of accommodating large maritime 
containers, the ability to handle full length trains, available capacity and full operational 
flexibility; good access to the highway network and to appropriate points on the trunk road 
network; a suitable configuration which allows large scale high bay warehousing, intermodal 
terminal facilities, appropriate railway wagon reception facilities and parking for all goods 
vehicles; a need for such facilities due to demand from the logistics industry; a location which 
allows 24 hour operations and which minimises environmental and community impact; good 
access to labour; and the need to avoid locations near to sensitive nature conservation sites 
that have been designated as being of international importance, or that would directly 
increase traffic levels that would harm such sites. 

Local Planning Policy 
Adopted North Northamptonshire Core Spatial Strategy (NCCCS) 
The North Northamptonshire Core Spatial Strategy (CSS) was adopted in June 2008 . In 
Corby the CSS seeks to facilitate a net increase of 13,580 jobs up to 2021, of which 3,640 
will be created by new strategic distribution development.  
Policy 2 Connecting North Northamptonshire with Surrounding Areas seeks to strengthen 
connections with surrounding areas to ensure that they are to the standard necessary to fulfil 
the role expected of them. The following road and rail schemes identified in the County 
Council’s Transport Strategy for Growth that would contribute to North Northamptonshire’s 
strategic connectivity and are relevant to the proposed development: 
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•  A43 Corby Link Road linking the A6003 between Kettering and Corby with the A43 
near Stanion; 

•  Upgrading of the rail infrastructure to increase capacity for rail freight. 

The supporting text states that North Northamptonshire needs to be accessible for inward 
investors and local business needs to be able to compete both in national and international 
markets. The text notes that arrival gateways to the area, and particularly to the Growth 
Towns, will be critical in presenting a competitive image. 

Policy 5 ‘Green Infrastructure’ states that a net gain in green infrastructure will be sought 
through the protection and enhancement of assets and the creation of new multi functional 
areas of green space. 

Policy 6 ‘Infrastructure Delivery and Developer Contributions’ states that developers will 
either make direct provision or will contribute towards the provision of local and strategic 
infrastructure. 
 
Policy 8 ‘ Delivering Prosperity’  requires investment in education and training. 
 
Policy 9 ‘Distribution and Location of Development’ states that development will be focused 
on the Growth Towns of Corby, Kettering and Wellingborough. Paragraph 3.95 notes that 
North Northamptonshire’s strategic location has made it a centre for the distribution industry. 
Paragraph 3.96 states that strategic distribution will remain important to the economy of the 
area and is forecast to generate new jobs between 2001 and 2021. The text identifies that 
new approaches are needed to maximise the benefits of this growth sector, particularly in 
order to: 

• Contribute to a modal switch away from road based freight transport; 
• Secure a greater range of jobs (including office-based employment); and 
• Improve the design and environmental performance of warehouse developments. 

Paragraph 3.97 refers to the East Midlands Strategic Distribution Study 3 which indicates 
that large scale strategic distribution activity (with buildings greater than 25,000 square 
metres floor space) should be focused in locations that are attractive to the logistics industry, 
offer at least 50 hectares of development land; have good rail access (generous loading 
gauge and capacity to run freight trains); good access to the national highway network; and 
good access to labour. The text states that within North Northamptonshire, only Eurohub at 
Corby satisfies these requirements. The text identifies that there is a commitment to a 60 
hectare extension (325,000 m2) of the existing Eurohub distribution park (the present 
application site). 

In Corby the NNCSS seeks to concentrate large scale strategic distribution at the rail-linked 
Eurohub site. Policy 11 (d) ‘Distribution of Jobs’ states: 

‘Large scale strategic distribution will be concentrated at the rail-linked Eurohub site 
at Corby. Other distribution sites should be located close to the strategic distribution 
network, with priority given to areas served or potentially served by rail or water.’ 

Eurohub at Corby is identified as the only site within North Northamptonshire satisfying 
requirements. Referencing the existing planning consent for the site, the supporting policy 
text confirms that there is a commitment to a 60 ha extension (325,000 

Policy 13 ‘General Sustainable Development Principles’  requires development to meet 
standards relating to design, crime protection, good access, sustainability  etc. 

Policy 14 (Energy Efficiency and Sustainable Construction) sets high sustainability standards 
for development. 
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Saved Corby Local Plan (1997) Policies 
The site is not covered by any saved Local Plan allocations or designations. But the following 
Local Plan policies are relevant: 

•  P2(J): New Development – requires developers to fund infrastructure to support 
development proposals through planning obligations. 

•  P6(T): Funding for Highway Schemes – requires developers to fund highways  
infrastructure to support development proposals. 

National Planning Policy Framework 2012 (NPPF) 
This expresses a presumption in favour of sustainable development.   

A ministerial statement “Planning for Growth” dated March 2011 sets out the Government’s 
top priority in reforming the planning system is to promote sustainable economic growth and 
jobs. Development and growth should be viewed very positively  except where this would 
compromise the key sustainable development principles set out in national planning 
policy.Local Planning Authorities should ensure that they do not impose unnecessary 
burdens on development. Also paragraph 123 covers noise matters and 124 air quality.   
Careful attention to viability is advised at para. 173. The scale of planning obligations should 
not be of a scale to threaten viability. 

Emerging and other policy considerations 

Core Spatial Strategy Review - Evidence Base  
North Northamptonshire Strategic Employment Land Assessment (SELA) (2009) which 
forms part of the evidence base informing the Core Strategy Review identifies a shortfall in 
warehousing and concludes that a significant quantity of good quality land will need to be 
identified and brought forward for development to address this shortfall. 

The North Northamptonshire Employment Targets Paper (2011) provides an analysis of 
the current economic situation in each of the North Northamptonshire districts. The paper 
notes that Corby has been particularly affected by the recession and the resulting loss of 
manufacturing jobs. It confirms that warehousing related employment has seen strong 
growth, but together with a slight increase in job numbers in other sectors (education, health 
and business service this has been barely enough to offset heavy manufacturing losses. 

Sustainable Design Supplementary Planning Document. North Northamptonshire Joint 
Planning Unit. This Sustainable Design SPD has been developed to provide further detail 
and guidance 

Community Infrastructure Levy Regulations 2010 state in para. 122: 

“A planning obligation may only constitute a reason for granting planning permission 
for the development if the obligation is: 

a. Necessary to make the development acceptable in planning terms 
b. Directly related to the development; and 
c. Fairly and reasonably related in scale and kind to the development 

 



 

120 8 

Consultation 
Applicant consultation 
The applicant carried out a number of community consultation exercise before the application 
was submitted. This included a public exhibition both at The Cube and Stanion Village Hall in 
March 2012, a dedicated web site, liaison with local elected representatives and local 
residents. 

The following consultation comments were received by the Council in response to its own 
consultation. 

NCC Highways Authority: No objection subject to various conditions, highway works and 
legal agreement including; 

• Payments towards  Corby Link Road Works  
• Implementation of the site access junction on Geddington Road and Geddington 

Road/A43  roundabout  
• Travel plan 

NCC Fire & Rescue: Sought payment for services. New development will place additional 
demand for fire and rescue resources. Requested payment to help fund new station facilities. 
Advised installation of sprinklers and fire hydrants 

NCC Archaeology: No objection 
NNJPU Policy:  
Observes the application is no longer rail served and there is no long term provision to 
safeguard rail access. This constitutes  a departure from the development plan, notably the 
provisions of Policy 11 (d) and para 3.97 of the CSS.  

However whilst the scheme is no longer rail served, it is compliant with a number of elements 
of the CSS, which seeks to focus growth on the Growth Town of Corby (Policies 1 and 
9) including notably Policy 8 and  other criteria within Policy 11. 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 a number of environmental benefits, 
which are welcomed. 

 The Council will need to be satisfied that these benefits outweigh the loss of the rail linkage 
and that any impacts of additional HGV road traffic, notably on the A6116, and additional 
carbon generation that these HGVs create can be adequately mitigated. It will also be 
important that the Council are satisfied that the proposal addresses the impact of HGV 
parking as set out in para 3.99 of the CSS. 

 Financial contributions to the Rockingham Forest For Life scheme would be one way  to 
alleviate some of the carbon generation from the site. Please contact the NNJPU for further 
information on this. 

NNJPU Design and sustainability:  

No objection but conditions necessary.  

Three alternative layouts are shown and this gives some comfort that even with the access 
fixed that there are alternatives which could come forward with smaller units along 
Geddington Road/A43 should they be required. In addition there are some design principles 
such as building orientation with narrow end facing Geddington Road to reduce impact, 
which needs to be  carried forward to the reserved matters.  

 The principles set out in the Sustainability and Energy Strategy are in accordance with the 
strategic goals of Policy 14 of the CSS.  They are proposing an additional reduction in carbon 
emissions from renewables through the use of air source heat pumps and solar thermal, 
although overall the scheme has been designed to reduce carbon emissions by 56% over 
2006 building regulations, and the achievement of Breeam ‘Very Good’ .  It is recognised that 
the former is a solution that would be effective if the project were built imminently, however 
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as it is likely that the project would be built out over a number of years and therefore there 
should be some flexibility to allow adaptation for any future technologies 

Highways Agency: No reply (note: no objection was historically raised to larger 
development) 

Environment Agency:  No objection subject to the imposition of the conditions regarding the 
managements of surface water with respect to flood risk, and updated studies of ground 
conditions.  

Network Rail: No objection. 

Notes the site lies adjacent to Tata Steel land who should be consulted (note: done but no 
reply). Advised on any abnormal loads crossing railway bridges  
Natural England: No objection 

Made generalised observations but stressed the need for delivery strategy to secure 
proposed works 
Wildlife Trust: No objection. 
They have been fully involved in detailed assessment of the project from inception, and 
conditions and the legal agreement will secure the delivery of the on and off site biodiversity 
benefits. 

The Wildlife Trust is currently of the view that the present proposal is acceptable at this stage 
of the process. Subject to the working‐up some important details, they believe 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 off‐site mitigation measures for biodiversity and Green Infrastructure 
enhancements of an appropriate scale and content. 

This current situation is important given the particular recent planning history and 
background of this same site area.  They observe planning permission was granted in 2007 
for a similar development, but only where appropriate ecological mitigation was secured to 
offset the loss of countryside and biodiversity assets. 

Crime Prevention Design Advisor: No objection. 

Will review details once known covering: CCTV, Secure boundaries/lighting. Needs to 
provide for secure HGV parking outside their delivery or collection timeslots 

English Heritage: Do not wish to offer any comments  

East Northamptonshire Borough Council: No objection 

Kettering borough Council: No objection 

Corby BC- Environmental Quality: No objection provided ground investigations addressed   

Tresham College of Further and Higher education: providing the Council with advice on 
the terms for the training element of the legal agreement. 

Stanion Parish Council: No objection 

Sudborough Parish Council: Objects as 
• Major improvement first needed to A6116. Resources should be dedicated from the 

development. 
• High proportion of vehicles will use the sub substandard A6116 . Unacceptable 

increase in noise, light and air pollution to villages along that road 
• Sudborough does not have a bypass and has substandard junctions. Islip junction 12 

will not cope 
 
The Ramblers. No objection and advises on 

• safe crossings needed over new roads. 
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• clarity needed in management of diverted footpath GZ16 
• new definitive  footpath to be created from Geddington Road 
• access from Stanion needs detailed attention, and 
• access to the old railway line and underpass is desirable (Tata owned land) 

 
Woodland Management Steering Group (CBC advisory body attend by Forestry 
commission, Wildlife Trust, CBC officers, consultants to the Council) have discussed the 
scheme and generally support the prospective investment in trees planting, woodland , and 
ecology matters.  

OPUN (Architecture Centre for the East Midlands). Provided advice. This is a charity that 
promotes good design practice. A design review has been carried out over the course of a 
half day, with independent advisers reviewing the Geddington Road frontage and the site’s 
woodland. This work is on-going and will influence subsequent design, and  support artist 
inspired work particularly in the woodland. The aim is to secure a distinctive place in the 
context of an emerging Corby Woodland Strategy. 

No response from Highways Agency, Weldon Parish Council,  Harborough District Council, 
Rutland County Council, National Grid, Anglian Water, River Nene Regional Park, Corby Old 
Village Residents Association, Stagecoach, East Midlands Trains, Little Stanion Village 
Association, Corby Business Group, Forestry Commission 

Representations 
Advertisement 
Letters were hand delivered to 90 commercial and residential addresses on Bessemer 
Grove, Stanion Lane, Weldon Road,  Geddington Road, The Grove; also Warren Road in 
Stanion,  and in Little Stanion Roman Road, Epping road and Kesteven Way.  

Site Notices (x8)  were posted. 

Newspaper advertisements. The development was advertised in the Public notice section 
of the Evening Telegraph as a major development, with an Environmental Statement, and 
affecting a public footpath. 

Roxhill Developments (owners of the Corby Rail Freight Terminal –CIRFT- on Geddington 
road): 4 page letter. Observes the absence of a rail link from the application site to the 
Midland Main Line commenting: 

• The applicants have not expanded on mechanisms to secure the better use of their 
rail terminal (CIRFT) 

• They display a lack of commitment toward funding strategic rail freight improvements. 
• Roxhill are in discussion with Network Rail over options for upgrading the rail freight 

terminal at CIRFT. They want to secure larger gauge trains in two successive phases 
that will cost up to £8m.  

• Some of this upgrade may be paid for by Network Rail, but this is all uncertain.   
• The opportunity is for the developer to contribute towards supporting the upgrading of 

CIRFT. 

Residents. 4 nearly identical letters of objection from local residents were received stating: 

• Highway impact not assessed 
• Local junctions cannot accommodate the traffic 
• Rail infrastructure ‘cannot accommodate trains from Felixstowe’(not amplified) 
• Low wage jobs will result 
• The A6116 should be a dual carriageway 
• Geddington By Pass will not be used 
• Safety of wild deer needs to be considered  
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Report. 
The main planning considerations are 

• A strategic policy test. Has a case being made to justify the departure from planning 
policy expressed in the Core Spatial Strategy Policy 11d? This aims to secure rail 
connected development in this location,  

• Assessment of the impact on rail freight of not pursuing track investment, 
• To ensure that the value of the off-site s106 benefits are directly related to the 

scheme and of an appropriate value to offset any harm,  and    
• A convincing economic and environmental case being made covering employment 

matters, highways impact, visual impact and other environmental matters.  

i. Strategic policy relating to large scale distribution sites 
The Governments overarching objective is sustainable economic growth (as in the National 
Planning Policy Framework). The development meets this objective. However, other planning 
polices at all levels promote 

• a transport infrastructure and services needed to support the regeneration of Corby 
as a place both to live and work in a sustainable manner 

• development opportunities for modal switch away from road based transport in the 
nationally important freight distribution sector. 

Policy 11d of the North Northamptonshire Core Spatial Strategy relates to the distribution of 
jobs and requires large scale strategic distribution to be concentrated at the rail-linked 
Eurohub site at Corby. The development does not meet this objective other than in a limited 
manner, so exists as a departure from relevant planning policies. Despite this conflict, due 
weight is given to other policy objectives.  

Other policies in the CSS encourage balanced economic growth. This is a deliverable site 
with potential for an important source of employment (see ‘Employment’ below).  The 
proposal provides for a mix of uses (B1 office, B2 industry, B8 distribution) but it is possible 
that all floorspace will be B8 (distribution) space.  The Council’s position is that a mix of 
floorspace types would generally be preferred (to retain employment diversity). However, this 
area is suitable for a distribution park (B8 floorspace) given  

• close proximity to the new Corby Link Road where B8 floorspace is preferred to allow 
for easy access for the logistics industry.  

• the importance the distribution sector has in the area,  
• In the event that B1 and B2 investment interest arises, these uses can also be built 

out  

Although not fulfilling original expectations to be rail served, the development will meet 
important aspects of sustainability by  

• Helping to build a strong economy by providing a site to accommodate the growing 
logistics industry (including £150m of private sector investment, plus finance  for the 
Corby Link Road, and an estimated 2800 jobs) 

• Promoting sustainable transport (with a walking an cycling network for non-car 
access, public transport investment) 

• High quality design (with landscaped frontage, with building design to be covered in  
in future applications) 

• Climate change adaptation (securing Breeam ‘very good) 
• Conserving and enhancing the natural environment both on and off site. 

ii. Impact on rail freight of not pursuing track investment 
The application proposals exclude the rail connection into the application site which was part 
of the previous permission for the site. Since the approval of the extant permission in 2008 
material changes in circumstance have resulted in the applicant’s decision to remove the rail 
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link from the scheme. Primarily, these include the downturn in the commercial property 
market and resulting impacts on scheme viability; and unresolved deficiencies in the local 
and wider rail freight network. The Council’s rail consultants Arup broadly agree that present 
capacity and gauge clearance is limited, but point to the unexplored scope for improvement.  

In the applicant’s favour, investment is welcomed in a new roundabout access on 
Geddington Road allowing for an easy physical connection to the rail connected site opposite 
(‘CIRFT’, or Corby International Rail Freight Terminal). The operator of the CIRFT scheme 
(see representations above) has shown that they are investigating upgrading rail connections 
and look to the present applicant to contribute financially. The applicant is unable to make 
this contribution given marginal scheme viability (this is agreed with). 

The applicant’s state: 
“…network conditions are likely to improve significantly in the medium term, at which point a 
single larger terminal will be required to satisfy the potential rail freight available. There is 
therefore a case for identifying those local options that may be available, examining the 
economic, engineering, operational and environmental implications of developing each and 
determining which offers the most promising way forward to exploit the rail freight 
opportunities available at Corby”. 

Opportunities are therefore identified by the applicant. However, the absence of practical 
measures to promote rail use in the district is regretted. Consequently, an element of the 
s106 travel funding will be used to advance rail use incentives in Corby. This will offset the 
conflict with planning policy to some degree. It is a limited but acceptable compromise in the 
context of marginal viability, and the other economic development advantages of the 
scheme.  

iii. Viability 
Careful attention to viability is advised at para. 173 of the National Planning Policy 
Framework. The scale of planning obligations should not be of a scale to threaten viability. 
 
The s106 package is substantially lower than the 2007 scheme, and there is no allowance for 
a rail link and elements of off-site forestry creation. The applicant’s commercial assessment 
has thereby been independently assessed (by CBRE, for the Council) who confirm their 
conclusion. The scheme is only viable provided that elements of previous costs are not 
pursued.  
 
The possibility of the situation changing over time, with resources being available later as 
deferred contributions has also been explored.  The response is negative as this would be a 
disincentive to invest. Many of the site development resources are front loaded (site 
preparation, infrastructure, perimeter planting, other s106 payments including Corby link 
Road funding). The scheme is viable but anticipated developer return is presently marginal; 
the uncertainty of deferred payments will increase the risk. The applicant’s s106 package is 
recommended for approval  

iv. Employment 
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  

A permission sought here may result in 100% B8 use (warehousing /distribution).  But B1 
(office) and B2 (industrial) use is also allowed for if market interest arises. The direction of 
emerging local planning policy supports deliverable employment sites, and encourages 
employment diversity.    
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B8 use is favoured for those sites in the south of the district where easy access to the A14 
national trunk road network will made easier with the new Corby Link Road (now under 
construction).   

Construction employment. The construction is estimated to create an average 50 FTE 
construction jobs in each construction year over 10 years. In the longer term, once built, a 
conservative estimate of 2800 jobs minimum in the completed buildings is predicted, with an 
additional 10% (280) indirect (indirect reflects the benefits of local purchasing by companies 
and individuals). The benefits of this will only be realised over time as the floorspace will 
come on-stream gradually. 

Post-completion employment . The range of skills offed by this type of employment park is 
varied. A recent survey (by the applicant) of 6800 employees showed the following range:  

• warehouse floor:       43% 
• Drivers        10% 
• Admin/support       12% 
• Managerial          9% 
• Other (it customer service, sales, engineering functions ) 25%  

88% of jobs are full time. 

Training 
Policy 8 of the Core Spatial Strategy encourages opportunities for training as part of new 
development including initiatives to maximise local employment and training in the 
construction industry and to up-skill the logistics sector.  Training and skills development 
programmes will therefore be developed. These require development as part of the s106 
process but could commit to working with Tresham, Northamptonshire Enterprise Partnership 
and JobCentre Plus/Connexions to develop an enhanced scheme that would help to prepare 
local people for the new employment opportunities generated by the proposed development.  

However there are a number of limitations influencing the nature of an employment training 
scheme including as follows: 
During construction  

• Timeframes and specialist construction: construction employment will be intermittent, 
based on very fast construction timetables, often requiring specialist contractors. On-
site training is not always possible given safety regulations associated with, say, steel 
work.  

• Skills incompatibility: on sites like this, there is little demand for traditional 
apprenticeships presently offered such as painting, carpentry, construction 
maintenance, electrical installation, brickwork and plastering. 

Post completion and occupation 
• occupiers are not known and they will all have their own preferred recruitment 

methods that cannot presently be predicted 
• the development is likely to be mostly logistics based (goods distribution and 

management) so employment will arise in that sector 
 

The applicant’s assessment of employment impacts anticipated construction employment 
opportunities for local firms, and ‘supply chain’ benefits but only  in the logistics sector. This 
led to the developer has offering the following as an employment and skills plan: 

i. sector based  (i.e logistics) programme to maximise employment opportunities for 
those with previous experience in logistics sector  

ii. sector based programme to maximise opportunities for those not previously 
engaged in the logistics sector (including direct from HFE) 

iii. design and implementation of a sustainable construction initiative (in collaboration 
with higher and further education institutions)   

These initiatives are to be welcomed, but additional ideas may be developed to ensure the 
development offers local employment and training benefits that persist.  

The economic impact of the proposals such as overall new employment will be positive with 
some 2800 jobs realised. But the development phase may occur over 6-10 years, so the 
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main benefits of employment growth will only be felt changeably over time. The employment 
benefits are welcome in themselves, and the s106 is to set a firm basis for securing the 
means of creating an employment local legacy with enhanced local training and recruitment 
methods.  

Overall, the proposal presents a significant new capital investment that will raise the overall 
level of economic activity in the local area consistent with national and local policy 
imperatives. However, local employment benefits will hinge upon the development of new 
local training initiatives that will be secured by the legal agreement. 

v. Highways matters 
The highways aspect of the scheme is complex but is satisfactory. The Highways Authority 
has been fully involved in the design of the scheme, and raises no objection subject to a 
range of conditions (presented in the recommendation). 

The scheme has attracted few resident objections but it is known that local residents 
historically have been generally concerned about the impact of Corby’s growth on the road 
network. Consequently, highway matters have been carefully assessed by the applicant with 
clear evidence  (and checked by the County Council). Some key facts are: 

• The previous consented scheme in 2007 was for a higher floorspace level. This 
floorspace is now reduced by 25%. .This effects a significant vehicle reduction - HGV 
flows in this development will be reduced by some 50%.   

• At the worst case (with more B2 industrial floorspace) the total morning peak vehicle 
movements will be about 70% of the previous consented scheme.  

• With the Corby Link Road in place, 80% of HGV’s from this site will travel southwards 
toward the A14. Of these 2/3 will use the Corby Link Road, and the rest the A6116. 

Corby Link Road (CLR).  The proposed development will gain significant advantages from 
the CLR. A substantial  payment to the CLR is proportionate to the traffic from this site, and 
meets the test in CIL regulation 122 (the relevant legal test)   A further small sum will be 
made available towards other transport projects.  

The County’s business case for the CLR costs included this site making a contribution. This 
is reasonable as there is an historic s106 that CLR funding was partly reliant on (connected 
with the previous 2007 consented scheme for a rail served site).   

A6116 improvements.  Vehicle movements will reduce, and some safety works have already 
been carried out (under an historic  previous charge made on the site owners).  No further 
contribution is sought given the substantial CLR contribution. 

Lorry Parking. The developer is of the view that they do not need to provide for a lorry park 
as this is best placed in the A14 corridor area, and travel plan initiatives will secure driver 
training to raise awareness of nearest parking areas. 

There is still local concern from officers that large development sites should make their own 
provision for lorry parking to reduce the chance of indiscriminate parking. This is observed 
locally in Long Croft Road, the Asda area,  and other places. Demand for off-site lorry 
parking facilities exceeds supply, and there are no current plans for remedying the 
deficiency. The Northamptonshire HGV Parking Study (2008)  identifies a need for facilities.  

The purpose of such space is to provide overnight or rest parking for HGV’s  who have 
arrived too early to off road or need to rest if drivers allocated hours are up 

For this reason a Planning Condition is to be imposed that requires space to be provided 
close to the entrance or entrances as lay-bys or another form of managed waiting space. It is 
estimated that some 15-20 spaces would be required for the sites as a whole. 

vi. Visual impact of large buildings. 

Geddington road is a principal entrance into the Corby area, and its poor appearance has a 
negative impact on perception of Corby. The open side of the development to Geddington 
Road will face onto an industrial area to the north. New sculptured landscape work will result 
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in a substantial uplift to the area’s appearance, and a striking gateway into Corby is 
anticipated. 

In the event that the pylons are removed, there will be further improvements. The 
development does not rely on removal as this is subject to a separate consent procedure. 

The buildings will be a maximum of 18m in height. Previously a height of 20m was approved. 
In context, this is lower than the 28.5m approved opposite at CIRFT. 

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 Little Stanion. This will be remedied as new planting 
reaches full height.  

The Geddington Road frontage and new roundabouts will provide a quality landscape setting 
to the site and for a main access in to the town. There will be opportunities for public art and 
other related theming across Corby’s woodlands that will help build a new image of a future 
‘green’ Corby.  

Habitat creation within the site will enhance bio-diversity of the retained plantation fringes 
(the detail of which will be provided pursuant to any outline planning permission), while the 
recreational foot / cycle path will provide access to this new amenity.  

Use of this site is emerging with a new role contrasting with its past providing raw materials 
for the steel industry. It will provide a positive contribution towards new commercial activity in 
the town  

Environmental matters. 
The application is supported by an Environmental Statement (ES). This aims to identify 
potentially significant impacts and helps to identify how any adverse impacts may be offset. 
The ES has been independently reviewed for the Council (by Arup). There are some 
criticisms of the ES itself, as it reaches conclusions that could be better supported with 
clearer research. But this is largely a matter of report content. It is concluded that the 
development has a robust strategy, with adverse impact controllable by planning conditions 
and the legal agreement. It must be noted that key agencies with an environmental remit 
have been fully involved in this project for some years. Neither the Environment Agency, 
Natural England, nor the Wildlife Trust raises any objection. 

a. Ecology. 
The Wildlife Trust have been involved (on the Council’s behalf) in the studies of the site’s 
ecology. They and Natural England are supportive. 

As part of the tree felling exercise in 2007 in the central part of the site (the development 
area) was enclosed with deer and amphibian exclusion fencing in suitable locations. This 
was to assist in site management. Full surveys were carried out in 2007, updated since, and 
monthly walkover surveys have occurred. A breeding bird 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 are sufficiently full to allow for the 
impact of construction work and site operations to be understood.  Updated records are 
necessary to influence the design of ecology management measures and these will be 
required by condition. 

The retained woodland will enhance the wildlife value and potential of all retained habitats in 
the proposed site. Off-site mitigation will lead to gains locally and further afield of woodland 
and grassland habitats managed towards ecological conservation. 

The proposed site management is to be on an on-going basis by Prologis using revenue 
derived from a service charge levied on floor space to ensure long-term sustainable 
management of the open space, SUDS and retained woodland. All new and retained habitats 
will be managed with ecological principles in mind as part of the general maintenance regime 
to ensure that biodiversity interest is maintained over the long-term.  
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Additional off-site mitigation measures will be required to off-set this impact. These are 
summarised in Appendix 1. 

b. Woodland. 
The proposals will involve the loss to the development of an area of naturally regenerating 
woodland covering about 30% of this site. The remaining woodland would be preserved and 
managed to allow gradual conversion to native, ancient woodland character. 

If the development were not to proceed, then the site will naturally regenerate with woodland.  
Therefore a key significant adverse impact is the loss of the 59.1ha of naturally regenerating 
scrub woodland and small areas of existing mature woodland. Additional off-site mitigation 
measures will be required to off-set this impact. These are summarised in Appendix 1  and 
are a complete set of measures designed to both offset the loss and to enhance the 
woodland in Corby generally. 

Further tree losses will occur but these are limited to allow for the construction of the new 
main roundabout and site access.  

The new woodland will provide opportunities for public access as a local community 
resource. Proposals have been put forward for new complementary ‘green infrastructure’ 
projects. Corby’s ancient woodlands and other parks will benefit from enhanced funding for 
sustainable management. 

c. Overall mitigation & Green Infrastructure 

Mitigation measures are to avoid, reduce remedy or compensate for adverse environmental 
impacts. Further work will be secured through detailed design, planning conditions and the 
legal agreement to closely define these. The mitigation strategy necessarily involves third 
party land (the Tata Steel owned land alongside Long Croft  Road), and so some projects 
can only  be secured by best endeavours rather than certainty..  
The approach adopted towards Green Infrastructure issues has been welcomed by Natural 
England and the Wildlife Trust. 

Further work is now underway to clarify and confirm the necessary short and long term 
management objectives for the enhanced green infrastructure and to ensure its delivery. 
Conditions and a legal agreement will secure finance and management measures. 

d. Ground conditions and site preparation 
The site was quarried up to a depth of 20m and backfilled with limestone, ironstone, chalk 
and mudstone. Studies have been carried out. Pollutants are negligible. Normally no further 
investigation would be necessary, but the Environment Agency have advised updated 
studies to confirm historic surveys. 

The creation of the development platforms require the handling of site materials to achieve 
required building levels. Top soils can also be re-used. There is scope for incorrect handling 
that will be guarded against. 

Planning conditions will require a site preparation strategy, and a material management plan. 
e. Construction 

An assessment of the potential effects during construction shows there is a potential for dust 
generated by construction to cause nuisance to Little Stanion ,Stanion and commercial 
occupiers. Suitable mitigation measures and good site practice can control the effects from 
construction and there will be only negligible impacts of short duration on local air quality.  

The need to protect the adjacent woodland has not been covered; the effects of dust on 
vegetation will be guarded against through conditions to ensure plant health is not adversely 
affected.   

Operation of the proposed development will result in changes to traffic flows along nearby 
roads. An assessment based on the traffic generated showed that the resulting changes in 
air quality ranging will be minimal.  
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The applicant proposes to honour a historical commitment (from the extant permission) to 
fund the provision of a scheme of acoustic attenuation on land adjoining the A6116/Warren 
Road (Stanion). Such a scheme is not identified as necessary mitigation as part of the 
Environmental Impact Assessment, but is being offered as an additional benefit of the 
scheme to help mitigate existing acoustic impacts. This is not given any weight in the 
recommendation as it is a matter of choice for the applicant 

There are no adverse conclusions to be reached on the issue provided a Construction Site 
Environmental Management Plan is adhered to (a planning condition is advanced) 

f. Air quality 
Some uses falling within Use Class B2 (general industrial) have the potential to release 
odour as a result of the processes undertaken within the buildings on site. Activities during 
the construction and operation phases could give rise to dust, odour and vehicle exhaust 
emissions. These are difficult to quantify accurately as the development lacks detail on the 
likely range of occupiers, and this has therefore led to an absence of clear conclusion in the 
Environmental Assessment process. A more detailed environment assessment can be 
required if felt necessary once an industrial occupier is known.  

However, the application site will be brought forward primarily for strategic distribution uses. 
Whilst the application seeks some flexibility to enable a modest element of B2 activity to 
locate on this site, the applicants view is that characteristics of these uses is consistent with 
those B2 uses found on other Prologis Parks – these being uses which do not involve 
unusually complex or hazardous processes and hence odours. Indeed, the site is unlikely to 
attract particularly odorous activities as these would not complement the general character of 
the proposed development.  

Emissions from industrial processes, if significant, are dealt with through the Integrated 
Pollution Prevention and Control (IPPC) process as permits allowing releases to air are 
drawn up and granted to the process in question.  

g. Noise. 
Additional statutory powers to control noise exist outside the planning system. The granting 
of planning permission does not remove the need to comply with these controls. However, it 
is good practice to remove cause of undue noise at the outset.  

There will be short term impacts during the construction phase and these will be minimised 
with good practice measures. Long term effects need to be anticipated with lorry parking, and 
service yards located at the southern end of the site being designed to protect houses in 
Little Stanion from , say , the noise from refrigerated trailers. 

Given the uncertainty as to construction techniques and phasing it is recommended that 
conditions are included relating to  

• regular noise monitoring required to be undertaken, 
• working practices to follow a management plan  
• Design measures reviewed in Section 8.7 (Mitigation ) of the EA are included in 

reserved maters submissions 
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. 

h. Sustainability and energy efficiency 
The applicant has a positive track record of building to increasingly high environmental 
standards. Agreement has been reached here with the applicants on a strategy to promote 
high standards of construction 

The sustainability strategy for the buildings at Geddington Road will exceed the requirement 
so the 2010 Building Regulations. This is based on three principal measures: 



 

120 18 

1. Environmental Certification – The use of a national measure (BREEAM)  as a mechanism 
to audit and measure the sustainability performance of the buildings. 

2. Operational Carbon Emissions – Investment into the fabric and services of the buildings to 
minimise energy use during operation. 

3. Embodied Carbon Mitigation – An innovative approach to mitigating 110% of the buildings 
embodied carbon . this includes a Cradle to Grace Life Cycle Assessment covering carbon 
emissions of raw material manufacture, materials delivery, building use and maintenance, 
energy use including the demolition of the buildings at the end of their life). 

A condition is advanced to secure these measures that recognise that: 

• Customer needs will vary (e.g. only some warehouse operations require heating) 
• Building Regulation standards  will change over time, and  
• commercial incentives will change (changes result from market demands and 

subsidies). 
For information, the developer wished to go beyond that necessary for the planning 
acceptability of the scheme and is engaged with the charity ‘Planet Positive’. In direct terms, 
a donation of £82,000 will be made to that charity. This is not given any weight in the 
recommendation as it is a matter of choice for the applicant. 

Matters relating to offsetting unavoidable carbon emissions are addressed by the 
environmental measures contained in  the references above on Woodland and Ecology, and 
the s106 package in the recommendation. 

Conclusion 
The development is welcomed as meeting those national and local polices to promote 
sustainable economic growth. Employment in the logistics field is a growth element of the 
local economy and diversity of employment will occur within that field, as well as by the 
permission providing for an element of office and industrial floorspace if the demand arose.  

Strategic policy relating to large scale distribution sites in this location supports the 
development of rail connection. The application is no longer rail served and there is no long 
term provision to safeguard rail access. This constitutes a departure from the development 
plan, notably the provisions of Policy 11 (d) and para 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 seeks to focus growth on  Corby (Policies 1 and 9) including  Policy 8 
and  other criteria within Policy 11.  

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 a 
number of environmental benefits, which are welcomed. 

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.   

Highways matters are satisfactorily dealt with and the development will provide significant 
resources for funding the Corby Link Road, of considerable importance to the local economy. 

The visual impact of large buildings is addressed with the retention and management of a 
large woodland around the development area, but also with careful design of the Geddington 
Road frontage. Further work to create local distinctiveness will be possible through the 
planning obligation green infrastructure and art fund.  

Environmental matters covering ecology and woodland have been addressed in detail. 
Overall mitigation with an on-site and off-site green infrastructure package will be secured by 
condition and legal agreement. The overall low wildlife value of the present site will be 
replaced with a managed ecological area (possibly including additional land adjacent to the 
application site owned by Tata Steel). The site will become part of a wider ecological 
corridor. 

Air quality, noise, building sustainability and energy efficiency are satisfactorily addressed. 
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The development has been the subject of an Environmental Impact Assessment process to 
ensure that all potential impacts are catalogued and mitigation measures put in place. The 
Environmental Statement (ES) 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.  Where the ES is deficient, additional 
mitigation measures have been agreed (as secured by planning conditions and the 
associated legal agreement)  

The proposed development may necessitate the diversion of the existing overhead power 
lines. A relocation and undergrounding option has been considered in general terms as part 
of this present application This will be subject to a separate application process where details 
will be considered. 

Recommendation:   
Approve subject to: 
A Section 106 Agreement for the following Heads of Terms, and conditions, as may be 
adjusted by officers during finalisation of the permission: 

1. Highways and transport infrastructure, comprising 

a. Corby Link Road  

b. Other highways and transport measures (provisional allocation for 
works beyond the Geddington Road face of the site, and provision 
of public transport services to the site, and development of 
incentives for increasing rail freight use in the district (feasibility, 
studies, physical works).  

Travel Plan –commitment on developer and future occupiers 

2. Local benefits – training measures, on-site woodland and other 
management measures, off-site Green Infrastructure , off-site art l 
comprising: 

a. Employment and skills plan 

i. not to implement the development until a plan is approved 
by the Council 

ii. addressing arrangements for working with local training 
providers providing  initiatives to improve local opportunities 
 

b. Off-site Environmental measures - Green Infrastructure and art  

i. Preparation of detailed schemes for enhancement and 
management of existing assets in the ownership of Corby 
Council – expanded in Appendix 1 of report 

ii. Preparation of detailed schemes for management and 
enhancement of existing assets in the ownership of others, 
Stanion Lane Embankment.   

iii. Creation of local distinctiveness. On Geddington road 
roundabout frontages (public highway, outside the 
applicant’s site) or elsewhere in the vicinity. 
 

c. On-site - Environmental management measures - Green  
 Infrastructure and surface water  

i. On-site. A Woodland Estate Management Plan to include 
scheme for maintenance and retention of some 25ha woodland 
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in perpetuity to include enhanced public access with permissive 
paths, art, new linkages and improvements, and promotion of 
biodiversity. Physical provision of signage and interpretation 
boards. Stopping up of old rights of way. 

ii. On-site. Management and maintenance of surface water 
controls. 
 

3. Other matters: Stanion village Acoustic works - fencing and/or 
perimeter landscape improvement (offered by the applicant but not 
required)   

 
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 SGP Drawing Ref. 10079/F070/003D  
4. Geddington Road Frontage Landscaping Proposal BCA Drawing Ref. 1227-

11-01  
5. Geddington Road Frontage Landscaping Proposal 1/3 BCA Drawing Ref: 

1227-11-02  Geddington Road Frontage Landscaping Proposal 2/3 BCA 
Drawing Ref. 1227-11-03  

6. Geddington Road Frontage Landscaping Proposal 3/3 BCA Drawing Ref. 
1227-11-04  Geddington Road Frontage Landscaping Proposal Sections BCA 
Drawing Ref 1227-11-05  

7. A43/Geddington Road Roundabout Highway GA BWB Drawing Ref. 
PLK/547/100/P6  

8. Geddington Road Roundabout Works GA BWB Drawing Ref. 
PLK/547/1000/P2  

9. Proposed Highway Works BWB Drawing Ref. PLK/1001/P1  
Reason: To ensure the scheme is implemented as approved and for clarity. 

RESERVED MATTERS TO BE SUBMITTED PRIOR TO BUILDING CONSTRUCTION 

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 Barry Chinn Associates drawings 1227/11/01 
- 05; and BWB Highway plans PLK/547/100/P6, PLK/547/1000/P2, PLK/1001/P1)  
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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. 

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. 

5. Prior to the commencement of development, a phasing plan for the implementation of 
the approved Geddington Road works shown on Barry Chinn Associates drawings 
1227/11/01 - 05 shall be submitted to and agreed in writing with the Local planning 
Authority. 

Reason: To ensure the timely development of the works to the site frontage, and 
coordination with the associated highway works 

6. Each reserved matters application shall comply with the approved parameters plan 
003D. All submissions are to include where relevant: 
a. Building orientation presented in accordance with the principles expressed in the 

Design and Access Statement dated April 2012 including  active frontages (being  
ancillary offices where proposed) facing  Geddington Road 

b. Designs. Where no offices are shown facing Geddington road, then high quality 
design measures recognising the design principles in the Design and Access 
Statement shall be submitted  

c. Parking arrangements including cycle storage, wider parking bays and charging 
points for electric vehicles. 

No development shall commence other than in accordance with the approved 
scheme. 

Reasons:  

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 13 of the North Northamptonshire Core Spatial Strategy. 

 

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

7. Prior to the commencement of development, a scheme for a minimum of 15 on-site 
shared lorry parking spaces shall be submitted to and approved in writing with the 
Local Planning Authority.  The scheme shall be provided prior to first occupation, or 
as may be agreed as part of a phased scheme, and the space provided shall be 
accessible, provided close to the entrance or entrances as lay-bys or another form of 
managed space readily accessible to arrivals. The waiting area shall be retained for 
its purpose.  

The development shall thereafter be completed in accordance with the approved  details and, 
if relevant, lorry parking management plan. 

Reason: Demand for off-site lorry parking facilities exceeds supply in the district, and there 
are no current plans in North Northamptonshire for remedying the deficiency. Consequently 
to ensure the site meets its own needs, each relevant submission must present convenient 
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space and a management scheme for lorry waiting areas prior to being directed to individual 
units.  This will ensure that developments likely to lead to an associated demand for lorry 
parking which is not already provided for by an appropriate facility, contribute towards the 
provision of formal lorry parking facilities which could include lorry parking provision  or lorry 
stacking areas within the proposal or financial contributions towards extending or providing 
an appropriate facility 

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 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 and thereafter retained' as such.   

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 13q 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. 
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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 13q of the North Northamptonshire Core Spatial Strategy 2008.  

10. If, during development, contamination not previously identified is found to be 
present at the site then no further development (unless otherwise agreed in 
writing with the local planning authority) shall be carried out until the developer 
has submitted a remediation strategy to the local planning authority detailing 
how this unsuspected contamination shall be dealt with and obtained written 
approval from the local planning authority. The remediation strategy shall be 
implemented as approved.  

Reasons To ensure that if during redevelopment, unsuspected contamination is 
encountered, that it is dealt with in an appropriate manner. 

11. No infiltration of surface water drainage into the ground is permitted other than 
with the express written consent of the local planning authority, which may be 
given for those parts of the site where it has been demonstrated that there is 
no resultant unacceptable risk to controlled waters. The development shall be 
carried out in accordance with the approval details.  

Reasons Soakaways should not be located in potentially contaminated ground. Site 
investigation may be required to determine the suitability of the ground conditions. There 
should be no direct discharge to groundwater. 

Notes: All infiltration structures (permeable pavements, infiltration trenches, soakaways etc) 
to be a shallow a depth as possible to simulate natural attenuation.  

The base of the infiltration structures to be at least 1m above the highest seasonal water-
table. 

PRIOR TO THE COMMENCEMENT OF THE DEVELOPMENT – ECOLOGY & WOODLAND 

ON-SITE ECOLOGY 

12. No development shall take place until updated details of the ecological 
mitigation to be carried out for the development of the site as a whole have 
been submitted to and approved in writing by the Local Planning Authority.  
This shall include an Ecological Management and Monitoring Strategy 
(EMMS) to be submitted for the approval of the Local Planning Authority. This 
will include  an updated version of Section 9.5 of the Environmental Statement 
and its associated appendices expressed in a modified, updated and unified 
form. The approved scheme shall be implemented in accordance with the 
EMMS, or as may be agreed in writing with the LPA, and thereafter retained in 
accordance with the agreed EMMS. 

Reason: A detailed and acceptable assessment has been carried out but detailed mitigation 
measures need to be described and documented in a form that will aid construction, the 
design of future mitigation measures, and future management. Some updated surveys are 
needed. The aim is to secure a robust guide and commitment to updated implementation of 
the measures provided for in the Environmental Assessment, and this is in accordance with 
Policy 13(0) of the North Northamptonshire Core Spatial Strategy.  

WOODLAND MANAGEMENT  

13. No development shall take place until updated details of the woodland 
mitigation to be carried out for the development of the site as a whole have 
been submitted to and approved in writing by the Local Planning Authority.  
This shall include a Woodland Management and Monitoring Strategy (WMMS) 
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to be submitted for the approval of the Local Planning Authority. This will an 
updated expression of Section 10.7 of the Environmental Statement 
expressed in a modified unified form. The approved scheme shall be 
implemented in accordance with the EMMS or as may be agreed in writing 
with the LPA. 

Reason: A detailed and acceptable assessment has been carried out but detailed mitigation 
measures need to be documented in a form that will aid construction, the design of future 
mitigation measures, and future management. The aim is to secure a robust guide and 
commitment to updated implementation of the measures provided for in the Environmental 
Assessment, and this is in accordance with Policy 13(0) of the North Northamptonshire Core 
Spatial Strategy.  

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

ACCESS DETAILS AND PROGRAMME 

14. No development shall commence until engineering, drainage, street lighting, 
and other construction details required to facilitate access to the site, 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 phasing plan.  

Reason: In the interests of traffic safety and convenience in accordance with the sustainable 
development policies as set out in Policies 2,and ,13 d&e. ,of the North Northamptonshire 
Core Spatial Strategy 2008..  

SPECIFIC WORKS AND TIMING –  ZONE A or  B or C 

15. No development shall commence in any building zone (shown in 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 in SGP drawing No. 10079F070-003 Revision D dated 23.04.12 
Parameters Plan  

Reason: In the interests of traffic safety and convenience in accordance with the 
sustainable development policies as set out in Policies 2,and ,13 d&e. ,of the North 
Northamptonshire Core Spatial Strategy 2008..  

SPECIFIC WORKS AND TIMING – ZONE A 

16. No development in Zone A (shown in the parameters plan) 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 the development shall be 
occupied or brought into use until these works have been completed in 
accordance with the approved details: 

Improvements to the site access junction on the A6086 Geddington Road as set out 
in BWB drawing No PLK/547/1000 Revision P2 dated 21.03.12 Geddington Road 
Roundabout General Arrangement .  
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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 2,and ,13 d&e. ,of the North Northamptonshire 
Core Spatial Strategy 2008..  

SPECIFIC WORKS AND TIMING – ZONES B & C 

17. No development in Zones B and C shown in the parameters plan 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 zones B and C shall be occupied or 
brought into use until these works have been completed in accordance with the 
approved details: 

Improvements to the junction of the A43 Stamford Road and the A6086 
Geddington Road as set out in BWB drawing No PLK/547/100 Revision 
P6 dated 07.03.12 A43 / Geddington Road Roundabout General 
Arrangement. 

Reason: In the interests of traffic safety and convenience in accordance with the sustainable 
development policies as set out in Policies 2,and ,13d & e. ,of the North Northamptonshire 
Core Spatial Strategy 2008.  

PRIOR TO THE COMMENCEMENT OF DEVELOPMENT – SITE PREPARATION  

 MATERIALS MANAGEMENT PLAN 

18. Prior to the commencement of development, an earthworks and materials 
management plan consistent with Section 14.10 of the Environmental Statement as 
may be updated shall be submitted 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  

19. No development shall take place until a surface water drainage scheme for the site, 
based on sustainable drainage principles and an assessment of the hydrological and 
hydrogeological 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. The scheme shall subsequently be 
implemented in accordance with the approved details before the development is 
completed. The scheme shall also include:  

a. A full up-date to the scheme previously agreed under planning reference 
05/00013/OUT and amended under FRA addendum CI/DLH/PLK547/ADS 
Rev 2, dated September 2008;  

b. Calculations to support the scheme;  
• Details of flow controls and storage including cross sections;  
• Soakage test results;  
• Details of how the scheme shall be maintained and managed after 

completion.  

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

DRAINAGE  

20. No development of any phase shall take place until a scheme for the disposal of foul 
and surface water drainage has been submitted to and approved in writing by the 
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Local Planning Authority. The approved scheme shall be implemented before the 
scheme 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 13q of the North Northamptonshire Core Spatial Strategy 2008.  

Note: Management and maintenance of surface water controls are also referred to in the 
associated legal agreement. 

ENVIRONMENTAL CONTROLS 

NOISE ASSESSMENT 

21.  Each reserved matters application shall be accompanied by an assessment 
demonstrating compliance for all building services plant with the design targets 
established in Table 8.27 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 13 and 16 of the North Northamptonshire Core Spatial 
Strategy (2008), and to secure adherence to the mitigation principles expressed in 
section 8  (Noise) of the Environmental Assessment (Turley Associates 2012).  

ODOUR/PARTICULATE CONTROL 

22. 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), 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. 

Reason: In the interests of residential amenity, and protecting the general air quality of 
the area in accordance with Policy 13 and 16 of the North Northamptonshire Core Spatial 
Strategy (2008), and to secure adherence to the mitigation principles expressed in 
Section 7 (Air Quality) of the Environmental Assessment (Turley Associates 2012).  .  

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

CONSTRUCTION ENVIRONMENT MANAGEMENT PLAN/ METHOD STATEMENT  

23. Prior to the commencement of development, a Construction Environment 
Management Plan for the relevant phase of the development 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; 
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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 and visual amenity in 
accordance with Policy 13 and 16 of the North Northamptonshire Core Spatial Strategy 
(2008), and to secure adherence to the mitigation principles expressed in 7.8 (Air Quality) 
and 8.7  (Noise) of the Environmental assessment.  

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. 

PRIOR TO COMMENCEMENT OF BUILDING CONSTRUCTION -GEDDINGTON ROAD 
FRONTAGE AND PERIMETER WOODLAND -  LANDSCAPING, MINOR STRUCTURES, 
PUBLIC ART, AND BOUNDARY TREATMENT 

24. Prior to the commencement of building construction (and acknowledging approval of 
the details shown referred to in Barry Chinn Associates drawings 1227/11/01 - 05) 
additional information and plans for the Geddington Road frontage and the perimeter 
woodland shall be submitted to and agreed in writing with the Local Planning 
Authority. The submission shall include space or a scheme for public art, minor 
artefacts and structures (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 public art in the interest of securing local distinctiveness, and to 
secure a high quality appearance consistent with Policy 13h & i of the North 
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Northamptonshire Core Spatial Strategy 2008. The inclusion of public art is an integral 
element in the design for the whole site.  

Note: The term ‘art’ is defined as work that has involved an artist in a leading role. The 
‘scheme’ to be submitted may include management measures as arts interventions as well 
as landscape or other physical installations. 

CARRYING OUT LANDSCAPE WORK 

25. 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 for that phase   and any 
trees or plants which, within a period of five years from occupation of the retail store, 
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 13h & i of the North 
Northamptonshire Core Spatial Strategy 2008. 

LANDSCAPE MANAGEMENT PLAN 

26. Prior to the commencement of any relevant phase of  building construction, the 
landscape details shall include a landscape management plan, including timing, long 
term design objectives, management responsibilities and maintenance schedules for 
all landscaped areas.  The Landscape Management plan shall be implemented in 
accordance with the approved details. 

Reason: To secure an adequate appearance consistent with Policy 13 h & i of the North 
Northamptonshire Core Spatial Strategy 2008.  

BOUNDARY TREATMENT 

27. No building construction in any 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. The approved scheme shall be implemented and retained as such. 

Reason: To secure an adequate appearance consistent with Policy 13h&i of the North 
Northamptonshire Core Spatial Strategy 2008.   

SUSTAINABILITY AND ENERGY 

28. With each reserved matters application an updated Sustainability and Energy Report, 
prepared broadly in accordance with the Turley Associates Sustainability and Energy 
Strategy dated 3rd April 2012, shall be submitted to and approved in writing by the 
Local Planning Authority. This sustainability report shall be accompanied by a 
‘BREEAM’ low and zero carbon assessment to recommend the most appropriate 
renewable technologies to be implemented within the building(s). The approved 
details shall be implemented in accordance with the approved report and retained as 
operational thereafter, unless otherwise agreed in writing by the Local Planning 
Authority. 

29. Prior to occupation of each building the following information shall be provided to the 
local planning authority, unless otherwise agreed in writing: a BREEAM post 
construction report to confirm that BREEAM very good (2011), (or the equivalent 
standard which replaces the Building Research Establishment Environmental 
Assessment Method which is to be the assessment in force when the buildings 
concerned are to be assessed) that the carbon emissions from regulated energy will 
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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 28 & 29: In accordance with the expectations of Policy 14a (ii) and (iii) 
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. 

30. Prior to the commencement of development a construction lighting strategy shall be 
submitted to the Local Planning Authority, and approved. It shall be written in 
accordance with the principles expressed in section 12.7 of the Environmental 
Assessment. 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 

31. Each reserved matters application shall be accompanied by a lighting strategy 
(including full specification) for the relevant phase or plot written in accordance with 
the principles expressed in section 12.7 of the Environmental Assessment. 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 

32. All vehicle, bus, taxi, cycle parking spaces, 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.  

33. 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 in the 
parameters plan 10079F070-003D 

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 

34. The total floorspace shall not exceed 241,000m2 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. 

Note: the restriction above does not apply to ancillary office space. 

BUILDING HEIGHTS 

35. Finished floor levels shall not exceed the following:  

Zone A 107.6m AOD,   
Zone B 107.6m AOD, and  
Zone C 104.5m AOD.  

No building shall exceed 18 m 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  
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OFFICE B1(A) FLOORSPACE 

36. The total combined office floorspace (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. 

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. 

B2 FLOORSPACE MAXIMA 

37. The total combined industrial floorspace (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. 

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

GENERAL NOISE AND ODOUR CONTROL 

38.  Each reserved matters application shall be accompanied by an assessment 
demonstrating compliance for all operational noise sources, including external plant, 
service yard activities and internal machinery, with the design targets established in 
Table 8.28 of the Environmental Statement. 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 13 and 16 of the North Northamptonshire Core Spatial 
Strategy (2008), and to secure adherence to the mitigation principles expressed in 
Section 8 (Noise) of the Environmental Assessment (Turley Associates 2012).  
 
39. Any need for further mitigation of emissions to air as a result of the monitoring 

identified by compliance with Condition 22 above shall be implemented in accordance 
with the agreed scheme. 

Reason: In the interests of residential amenity, and protecting the general air quality of 
the area in accordance with Policy 13 and 16 of the North Northamptonshire Core Spatial 
Strategy (2008), and to secure adherence to the mitigation principles expressed in 
Section 8 (Air Quality) of the Environmental Assessment (Turley Associates 2012).  .  

NO OUTDOOR STORAGE 

40. 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 

41. 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. 
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Reason: In order to enable the Local Planning Authority to be able to assess whether there 
would be additional impacts of subsequent works including impacts on wildlife and/or 
drainage.  

POST COMPLETION REQUIREMENTS.  

42. 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 
construction in accordance with the Sustainability Report and that the development 
has achieved the relevant BREEAM levels. 

Reason: In accordance with the expectations of Policy 14a (ii) and (iii) of the Norlh 
Northamptonshire Core Spatial Strategy 2008 that aspire to BREEAM performance of at 
least 'very good'.  

 
 

Footnotes 
Power Line relocation. The proposed development may necessitate the diversion of the 
existing overhead power lines. This will be subject to a separate application process.  

Environment Agency advice. You have already been provided with their letter dated 7 
September 2012; the advice in that letter should be acknowledged in relevant submissions. 

Northamptonshire County Council advice. You will have already received the general advice 
relating to agreements under s278 of the Highways Act, Road Booking Space requirements, 
and Traffic Regulation Notices 

Reasons for approval  
Same as conclusion in main body of report 

Statement of applicant involvement 
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. 

 
 

 



Appendix  1 Environmental Mitigation  
( based on Environmental Statement  Appendix 10K).  

This offers expansion of elements of planning condition requirements and the s106, and 
helps to show the obligation to be necessary, directly related to the development and fairly 
and reasonably related in scale and kind. 

  

1. ON-SITE PROPOSALS 

Proposal Detail 

a.Geddington Road – frontage 
enhancement and gateway 
landscaping to enhance 
Geddington Road as Corby’s 
Eastern Gateway.  

 

Landscape enhancement on Geddington Road.  

The proposals will include a major new designed 
landform along Geddington Road, a combined cycle and 
pedestrian path (part of the circular access route around 
the site). Artist involvement possible; creation of local 
distinctiveness a key objective. 

Carried out by developer, secured by planning condition. 

b. On-Site Green Infrastructure – 
The revised scheme allows for the 
development of substantial areas 
of open space within the 
development site, circa 11ha in 
addition to retention of the 24 ha 
perimeter woodland.  

Creation of a number of open water habitat areas.  

Creation of significant areas of new species rich 
conservation grassland. Additional tree planting, as well 
as the retention of existing natural regeneration.  

Carried out by developer, secured by planning condition 
and s106. 

c. Retained Perimeter Woodland 
– management package  

To immediately enhance retained woodland. Public 
access enhancement and artist involvement. 

 Implementation as above. 

d. On-Site Green Infrastructure & 
Retained Woodland – ongoing 
maintenance  

Maintenance and ongoing monitoring and enhancement 
of all open space and ecological habitats within the site 
and retained woodland.  

Implementation as above. 

 e. Scheme for Enhanced 
Recreational Access  

Creation of new combined footpath and cycleway around 
the site perimeter. 3,500m long  with links to offsite 
public rights of ways.  

Use of surfaced trails through existing rides and desire 
paths to reduce impact on the retained woodland areas. 
Artist involvement. 

 Implementation as above. 

2. OFF-SITE PROPOSALS 

 Detail  

a. Stanion Lane 
Embankment (incl. 
previous rail line alongside 
Long Croft Road) 

Access and management work. Provision of physical 
protection, e.g. boulders and earth mounds to protect 
grassland habitats from unauthorised use by 
motorcycles. Owner is Tata,  agreement needed. 

Carried out by developer, best endeavours secured by 
s106. 



 

 

 
b. Corby Woodland Project.  

The following shows the scope of a ‘mitigation project’ intended to offset the 59 ha woodland 
loss at the development site . The sites’ owner is CBC and the works are beyond normal 
management measures. The scope of the work will depend on the working up of 
implementation plans with developer funding for the project development and works. 

Implementation is CBC with developer funds and professional support  

Options include: Detail 

i. Enhanced Management Plans  Production of management plans adding additional 
quality to all of CBC owned woodland (beyond normal 
management regimes) Identifying core management 
requirements to secure the woodlands as enhanced 
community and biodiversity assets.  

ii. King’s Wood Local Nature 
Reserve  

Contribution to support delivery of management plan 
works in conjunction with Wildlife Trust for a five year 
period.  

iii.  Weldon Woodland Park  Establishment and maintenance of some 2.5ha of new 
woodland. Improvement of existing access features.  

Contribution to support delivery of management plan 
works for 5 years.  

iv. Other Corby woodlands  

(West Glebe Park/East Carlton 
Countryside Park)  

Key project support within other Corby Borough Council 
owned woodlands as identified by CBC and key 
stakeholders.  

c. Corby Green Infrastructure Links  
Provision of enhanced Green Infrastructure links between Corby woodland sites, 
enhancing Green Infrastructure corridors in Corby through street tree planting 
initiatives, habitat enhancement, etc.  

The project will link to cycle routes and arts projects to create a themed project 

      d.  Additional environmental support  
Quoted here for information but not part of the planning justification  

i. Embodied Carbon 
Funding (monitored by 
Planet Positive)  

Phased payment of carbon funding to Cool Planet . 

Not in s106 

ii. Acoustic screening – 
Stanion Village 

Barriers or visual screens at the north-western corner of 
the village 

In s106 
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Revisions:
A JN 23.02.12 Ownership boundary removed; oh lines
indicated as single line.
B JN 23.03.12 Red line amended.
C JN 30.03.12 Amendments in accordance with TA email
29.03.12.
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