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Applications for Planning Permission 
 

 17/00702/DPA Full Planning Application for the erection of 66 two bedroomed 
apartments, 598sqm of retail falling within use classes A1, A2, 
A3, A4 and A5, 435sqm community hall, associated car parking 
spaces and all associated works Little Stanion, Roman Road, 
Corby.  

1.   Site Surroundings: 
1.1. The application site is 1.43ha (3.53 acres) of land accessed from Roman Road at Little 

Stanion, Corby. The land has already been laid out in accordance with a previously approved 
scheme (08/00071/DPA – the ‘Berbank Scheme’) though the building plots are laid bare and 
the highway surfaces have not been finished. It is situated roughly centrally within the village, 
immediately adjacent to the main access route and primary school.  

1.2. Little Stanion New Village is located to the south east of the town of Corby, and is accessed 
via the A43 and Long Croft Road. The topography of the site is such that there is a drop from 
north to south. 

2. The Proposal: 
2.1. This application seeks consent for the completion of a new village centre, comprising 66 two 

bedroomed apartments, 598sqm of retail (across A1, A2, A3, A4 and A5), 435sqm 
community hall and all associated infrastructure and car parking. 

2.2. Following the financial crash in 2008, the Little Stanion New Village development entered 
administration. This application has been brought forward by Silent Pride following the 
agreement of a modified S106a (04/00442/OUT, 25.08.16) with the Administrator, linked to 
the original permission. As a detailed planning application, it stands independent to the 
previous scheme; albeit that the previous extant and partially delivered approval is a material 
consideration. A further two separate applications have also been submitted to the local 
planning authority (17/00701/DPA and 17/00703/OUT) – detailing plans for public open 
space and additional residential development. The intention, via these proposals, is to 
complete the Little Stanion New Village development. 

3. The Site and It’s History: 
3.1. The relevant planning history is as follows: 

• 04/00442/OUT (Residential Development of not more than 970 dwellings; public open 
space, primary school and community facilities, associated development including 
provision of roads and infrastructure, access from Longcroft Road) – Approved 
05/07/2006 

• Various Reserved Matters and Condition discharges related to 04/00442/OUT 
- 08/00071/DPA (Full Application for a Mixed Use Square with 44 dwellings, retail 

units and school drop off and collection area) Approved 29.07.2008 
4. Policy Context: 
4.1. The National Planning Policy Framework (NPPF), 2012 – Paragraphs 14 and 17, Sections 6 

and 7. 
4.2. Policies 1, 2, 3, 4, 5, 6, 7, 8, 9, 10, 11, 12, 15, 16, 19, 22, 28, 29, and 30 of the North 

Northamptonshire Joint Core Strategy (2016) (JCS) 
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5. Consultation: 
5.1. The applicant has engaged in a considerable amount of pre-submission consultation with 

both the Local Planning Authority and local Highways Authority, as well as a wider public 
consultation exercise that is evidenced and explained within the submitted Statement of 
Community Involvement. This has refined the proposals and led to a number of amendments 
that were taken forward in this planning application. Since submission they have sought to 
work with consultees and the Local Planning Authority to ensure that their proposals meet 
the needs required of them. 

 Internal 
5.2. Corby Borough Council’s (CBC) Environmental Protection Services – No objection. 

Recommend imposition of condition in relation to contaminated land. 

5.3. CBC Culture and Leisure – No objection. 

External 
5.4. Environment Agency (EA)– No objection. Recommend imposition of condition in relation to 

foul water drainage strategy. 
5.5. Northamptonshire Police – Objection. Require information in relation to: 

- External Lighting 
- CCTV 
- Landscaping 
- Boundary Treatments 
- Pedestrian route to Blocks A, C and D 
- Cycle Storage 
- Bin Storage 

These issues have been considered by the applicant, as set out in Section 7, below. 

5.6. Northamptonshire County Council (NCC) Archaeology – No objection. 

5.7. NCC Ecology. No objection. Recommend imposition of conditions in relation to: 

- A reptile method statement (reference to which might be within a Construction 
Environment Management Plan) 

- A badger Method Statement 
- Landscaping Scheme and Management Plan 
- Landscape planting taking place outside of the months of March to June (re 

amphibians breeding) 
- Detailed surveys of any trees to be felled 
- Bat and bird boxes  

5.8. NCC Highways – No Objection. Recommend imposition of conditions in relation to Travel 
Plan, layout, design, and construction 

5.9. NCC Key Services (Education, Fire and Broadband) – No objection. Recommend imposition 
of condition in relation to the provision of three fire hydrants. 

5.10. Stanion Parish Council and Little Stanion Village Association – Raised concern in relation to 
the following issues: 

• Village centre will be too busy (traffic) 
• Operation of school drop off section 
• Village hall should be next to the MUGA/lake 
• Proximity of bins to houses 
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5.11. 9 Objections from neighbours have been received concerned at some or all of the issues 
which are summarised below: 

• Amenity 
• Visual Amenity 
• Safety of School Children 
• Loss of Light 
• Overdevelopment 
• Design/Appearance 
• Noise 
• Community Hall Location 
• Environmental Damage 
• Overdevelopment 
• Need to Control Construction Traffic 
• Anti-Social Behaviour 
• Lack of Outdoor Space for Community Hall 
• Odour 
• Character 
• Traffic/Parking 
• Contrary to Previous Approval 

6. Advertisement/Representation: 
6.1. Site Notices – Attached to lamp posts and fences at various points around the site on 05th

6.2. Neighbour Notifications were sent to the following –  

 
February 2018. 

- 54, 66, 68, 72, 74, 87, 89, 95, 97, 99, 101, 103, 105, 107, 109, 111, 113, 115, 117, 
119, Kesteven Way 

- 19, 27, 29, 31, 33 Chippenham Close 
- 41, 43, 45, 47, 60 Epping Road 

- Little Stanion Primary School  

7. Officers Assessment: 
Key Determining Issues 

• Principle of Development 
• Design and Character 
• Archaeology 
• Bin and Cycle Storage 
• Residential Amenity 
• Highways and Right of Way 
• Flood Risk 
• Contamination 
• Ecology 
• Retail Impact 
• S106 Obligations 

 Principle of Development  

7.1. The proposals aim to complete the village centre element of the Little Stanion new Village. It 
makes efficient use of brown field land that benefits from extant permission (08/00071/DPA, 
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29/07/2008) for a similar scheme. As such the proposals are considered to be acceptable in 
principle. What follows is a consideration of the relevant detailed factors. 
Design and Character 

7.2. As set out previously, the starting point for this application is not a clean slate; this is 
particularly key in relation to design considerations. The land subject to this application has 
already been laid out in accordance with a previously approved scheme (08/00071/DPA, 
29/07/2008) – the ‘Berbank Scheme’). That extant and commenced permission therefore 
forms the baseline for an assessment of the relative merits of this application. This is 
particularly significant with respect to the design and character of the proposed village 
centre. The Berbank scheme demonstrates a very particular architectural approach and 
would have delivered four blocks (three with secure parking) comprising 44 apartments, retail 
units at ground floor and a drop off point for the school. The applicant has submitted these 
plans for reference and comparison with the application proposal.  

7.3. The subject application, by contrast with the Berbank scheme, proposes 5 blocks (one of 
which being used as a village hall), retail at ground floor, a drop off point and secure car 
parking for each element (including the school). Drawing number 1616-P103 provides an 
explanation of the difference between the two layouts. 

7.4. The layout is considered to represent a significant improvement on the previously approved 
scheme. The village square would play a prominent and key role in the success of the wider 
community – and this design emphasises the importance of the village square. Locating the 
village hall within the central area draws focus to that area – and the design of that structure 
(further detailed below) would be a welcome introduction to Little Stanion for those arriving 
via Roman Road. All of the apartments provided within the scheme meet the National Space 
Standards as a minimum as well as being ‘Category 2’/’Lifetime Homes’ with respect to 
National Accessibility Standards. Block A would not have a retail unit at ground floor – as the 
block is intended for retirement village style accommodation. There would be 11 apartments, 
all two bed, with lift access to all floors.  

7.5. Block A, situated to the north of the site, conforms quite closely with the position of the 
building previously approved – albeit the new footprint is bigger. The design, results in a 
scheme in keeping with Little Stanion and the wider North Northamptonshire area. The 
building would be 4 storeys in height, with the fourth floor sitting within the roof space as 
seen from the front. The rear elevation is taller – allowing for more space to be provided to 
those flats at this level, while minimising its mass from the front elevation.  

7.6. The applicant intends to use a yellow ochre brick and render finish, with dark grey roof tiles – 
an approach that is common across Blocks A, B, C and D. This will bed the development 
within its surroundings much more favourably than the previously approved scheme (which 
made use of materials and design more akin to an urban student hall of residence). The rear 
elevation of Block A is relatively blank – with only a few obscure glazed windows to 
bathrooms and the stairwell to be included within it. However, this is a reflection of the 
existing structure to the North – the blank elevation of which currently fronts onto the 
highway. Sufficient distance is provided from the highway to enable some defensive 
landscaping to be put in place. This will help to soften the buildings’ impact and help the 
wider village centre to feel more rural in character. 

7.7. Block B, situated in the northwest corner of the site, would conform very closely with the 
footprint of the Berbank scheme. It would be four storey in nature, with the fourth floor taking 
the same approach as Block A, it disguises the bulk through use of the roof space. Set out in 
a ‘L’ shape, it wraps around the corner of the highway. Set back from the highway, again, 
there would be a good degree of defendable space and landscaping between the new 
building and the edge of the footpath.  

7.8. The ground floor would incorporate four apartments (each 2 bed), an entrance lobby, 
staircase and lift, and three parking spaces in an undercroft area in the northeast corner. A 
further fourteen apartments (all 2 bed), would be delivered on the remaining three floors. 
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7.9. The elevations fronting onto the highway are considered to be suitable for the village centre 
character – with balconies at fourth floor level offering outside space and activity within the 
street scene. The side elevations (east and south) are necessarily more simple – although 
the expanse of brickwork would be broken up well by windows at each level. The rear 
elevation facing west benefits from a greater distance to adjoining properties, and so would 
involve a good degree of fenestration and interest.  

7.10. The rear elevation to the north, as per Block A, has been designed so as to avoid any 
overlooking onto the adjoining properties. As such there are limited windows and quite a 
large expanse of brickwork. This would face on to the side elevation of a two storey dwelling 
to the north. Though the relationship is close – this is no different to the Berbank scheme in 
this regard, and it is considered that appropriate use of climbing plants and boundary 
treatment will ensure the relationship is acceptable. These matters can be conditioned. 

7.11. Unlike the Berbank scheme, the proposed design of Block C (situated in the southwest 
corner of the site) would result in a wrap around the corner of the highway, while also 
stepping down to each end – assisting what is quite a large structure to blend more 
sympathetically into the existing built form. On either end the transition from a central four 
storey element to two storey is delivered well – helping to create a sense of arrival in the 
village centre. This is an important design feature that will create a far better development 
than that which was previously approved (08/00071/DPA, 29/07/2008). 

7.12. The ground floor of Block C would include 173sqm of retail space (which is shown indicating 
a potential split into two units), along with 5 residential apartments (all two bed), entrance 
hall, staircase and lift. A further 17 apartments (all two bed) would accommodate the 
remaining three storeys. 

7.13. The front elevations provide interest and activity, the ground floor retail unit benefits from 
signage designed in from the start (via a modern panel that wraps around the glazed 
windows and doors), the downpipes provide a good break in the brickwork, and the rendered 
panels around parts of the east elevation would contrast well with the rest of building. The 
two storey element to the south would sit comfortably with the similarly proportioned 
dwellings adjoining the site – something cemented by the fake chimney element. 

7.14. To the rear of Block C, the eye is immediately drawn to the full height glazed staircases, as 
well as the rendered finish applied to the fround floor. Though the central space between the 
two glazed elements offers little in detail beyond some obscure glazed windows at each floor, 
this monotonous note could be improved with some climbing plants.  

7.15. Block D as proposed is considerably large than that previously approved under the Berbank 
scheme. Whereas the latter was focussed solely on the corner of Roman Road and limited in 
size by the drop off area for the school, the new design stretches further east (allowed by the 
alterations to the road layout). Block D would be largely four storey in nature, with the 
eastern-most section reduced to three storey. The design reflects the other blocks proposed, 
and would complete the strong building line around the central section of the site. The same 
approach to balconies and materials is again taken, and the roof would be hipped on the 
corner so as to soften the building’s impact in relation to massing. 

7.16. The rear (south) elevation, which faces onto a rear private car parking area and then onto the 
proposed residential site (as per planning application 17/00703/OUT) is similar in style to the 
other blocks;  designed so as to avoid conflicts in relation to residential amenity. There are 
obscured glazed windows to bathrooms on each floor, with another glazed stairwell breaking 
up the otherwise monotonous brickwork. Again, climbing planting should be considered as a 
way of further reducing the expanse of blank brickwork proposed. The small three storey 
element differs slightly in having non-obscured windows onto bedrooms facing south – this is 
not considered to be an issue, given the width of the rear parking area which should ensure 
against any loss of privacy. 

7.17. The ground floor of Block C would involve 422sqm of retail space split unevenly between two 
units (Unit 3 = 360sqm, Unit 4 = 62sqm), as well as a entrance lobby, stairwell and lift.14 
apartments (all two bed) would be delivered on the remaining three floors. 
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7.18. Block E would provide for a new village hall to cater for the needs of the Little Stanion 
community. It has been designed with input from both the Local Planning Authority and CBC 
Culture and Leisure Services as well and includes pre-submission public consultation 
comments and observations(as detailed within the accompanying Statement of Community 
Involvement). The village hall would sit centrally within the new village square, with a parking 
area immediately to its west. The materials proposed are a combination of aluminium roofing 
panels, cedar cladding, render and natural stone. The design is involves two mono pitch 
roofs (of differing heights) with a west-east ridge. Pedestrian access would largely be from 
the west, though there are also exits to the east and south. 

7.19. The village hall would comprise a coffee shop, office, 54sqm community room, a 180sqm 
main hall, equipment stores and toilets. The internal layout reflects the need to ensure 
constant use of the building and bring potential income (through the coffee shop) to assist in 
the long term stewardship of the facility. The main hall is designed so as to allow a number of 
sports to take place within it (tennis, badminton, etc). It also opens up into a private outdoor 
space that would prove useful for a number of community events that might be held within 
the facility. 

7.20. The plans submitted illustrate the indicative position of an element of public art in the 
northeast corner of the village hall site. This will play a key role in creating a sense of arrival 
in Little Stanion, but will form a separate planning application following further public 
consultation. 

7.21. The hardsurfacing proposed (as per drawing no. J156B/150 Rev B) would play a key role in 
the success of the village centre from an aesthetic perspective, as well as a functional 
perspective. Footpaths are to be laid in asphalt on public areas, and tegula paving in private 
areas. The carriageway would be a combination of asphalt and tactile pedestrian crossing 
points – drawing the eye to the best places to cross the road, whilst also making it more 
legible for motorists and other road users. 

Archaeology 

7.22. Northamptonshire County Council’s Archaeologist has responded to the proposals with no 
comments. They are content that the works involved will not have an impact on any 
archaeological remains that may exist within the red line area. It is considered that the 
proposals therefore accord with Paragraph 141 of the NPPF and the criteria within Policy 2 of 
the JCS (2016) that relate to archaeology. 

Bin and Cycle Storage 

7.23. The proposals include specific details about how cycle storage would be delivered on site. 
Each block will benefit from secure cycle storage with a total of 132 cycle spaces proposed.  

7.24. The proposals include specific details about how each block would deliver bin 
storage/collection. A number of concerns were received from adjoining occupiers due to the 
proximity of bin stores to boundary lines. As a result of this, and as part of the wider 
discussions held with NCC Highways about the layout, amended drawings were submitted 
which made slight alterations to the positioning of these facilities. The result of these 
changes is that it is considered the application suitably caters for both bin storage and cycle 
storage. 

Residential Amenity 

7.25. The impact of the proposals on the amenity of the occupiers of adjoining properties has been 
a key part of the design of the proposed village centre development. The key consideration in 
relation to amenity is the differences between the two schemes, and their impact. Drawing 
No. 1616-P103 is particularly useful, as it overlays the current proposals with the Berbank 
scheme. 

7.26. Block A is larger than previously approved, but positioned in a similar fashion and designed 
to reflect the need to avoid views to the north. It is considered that the relationship between 
the proposed block and the adjoining properties to the north would be suitable, and that no 
material loss of amenity would take place. A condition seeking further information in relation 
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to boundary treatment and landscaping will ensure that the relationship is in accordance with 
Policy 8(e) of the JCS (2016). 

7.27. Block B is almost identical in footprint to the previously approved scheme, and similar in 
mass and height. The north elevation is devoid of windows that would offer unacceptable 
views into neighbouring properties, as is the west elevation. Though some overshadowing 
might occur immediately to the north, this would not be any different to the previously 
approved scheme. A condition seeking further information re boundary treatment and 
landscaping will ensure that the relationship is in accordance with Policy 8(e) of the JCS. 

7.28. Block C benefits from a a divergence away from the extant permission in relation to building 
heights – with a stepped approach leading to the south and west away from a central four 
storey element. This design ensures an appropriate relationship with the adjoining properties 
and removes any concerns in relation to the windows facing onto the existing dwellings to the 
south and west. The remainder of the windows to the rear, which would face towards existing 
dwellings (albeit across a car park) are sufficiently distant from them to ensure against a loss 
of privacy. Conditions imposed in relation to boundary treatment and landscaping will further 
enhance this separation and lead to a development that fully complies with Policy 8(e) of the 
JCS (2016). 

7.29. Block D is larger than the previously approved scheme, though this increased footprint is 
largely to the east (and away from residential neighbours. The design is such that no 
overlooking will take place. Suitable boundary treatment and landscaping will further 
enhance this positive relationship and adherence to the requirements of Policy 8(e) of the 
JCS (2016). 

7.30. Block E, being situated in the central area, will not impact upon existing properties 
elsewhere, and nor will it have a detrimental impact on the amenity of future occupiers of 
Blocks A-E. Furthermore, the relationship between each of the blocks is considered entirely 
acceptable in relation to the requirements of Policy 8(e) of the JCS (2016). 

Highways and Right of Way 

7.31. The applicant has been engaged in fairly lengthy discussions with the Highways Authority 
over the last year in relation to the layout of roads and parking on the wider site. This has led 
to the latest amendments being submitted on 24.04.2018 (Proposed Road Markings – J156B 
152 Rev D and Village Centre Site Layout P100 Rev A).  

7.32. The proposals would entail a change from the existing road layout (which is set out as per 
the Berbank approval) so as to provide for a one-way loop around a central are (to host the 
village hall), with a school drop off section to be provided to the east, and private parking 
areas for each block and for the use of the school/retail units. There would also be loading 
bays provided immediately outside of each of the retail units. 

7.33. With respect to parking provision, the applicant has provided a commentary on the difference 
between the extant scheme and this, which sets out the following: 

 Berbank Scheme Current Proposals NCC 
Requirements 

Residential Parking 1.3 spaces per apartment 1.5 per apartment 2.25 spaces per 
apartment 

Retirement 
Accommodation 

1.3 spaces per apartment 1.1 per apartment 2.25 spaces per 
apartment 

Retail 1 space per 40m2 1 space per 24m2 1 space per 25m2 

Village Hall n/a 1 space per 23m2 1 space per 25m2 
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7.34. In total, the provision of parking spaces is as follows: 

 Berbank Scheme Current Proposals 

Residential 44 units 58 spaces 66 units 91 spaces 

Other 993.6sqm 25 spaces 1030sqm 44 spaces 

 

7.35. The level of car parking provision is considered to be entirely reasonable given the location 
of the proposals at the very heart of the village. The proximity of amenities, coupled with the 
size of the proposed units has been taken into account when forming this opinion. As has the 
fall back position of the Berbank scheme – which would offer considerably less parking. 
Concerns relating to school parking are noted – but the combination of the drop off lane and 
parent parking spaces in the southeast of the site will make an improvement to the existing 
situation. 

7.36. A total of 120 cycle parking spaces are to be provided across the scheme, which would 
largely be delivered through the use of Josta 2 Tier cycle stands for the residential blocks – 
which deliver on security and space optimisation whilst being easy to use. This quantum is 
considered to be very reasonable, and when coupled with the positioning of a bus stop 
immediately within the village centre, will ensure that occupants are presented with every 
opportunity to make use of sustainable forms of transport. 

7.37. A condition requiring the submission of a Construction Transport Management Plan will 
ensure that any traffic movements associated with the proposals will be appropriate 
managed.  

7.38. For the reasons set out above it is considered that the proposals are in accordance with the 
requirements of Section 4 of the NPPF (2012)and Policies and 8 and 15 of the JCS (2016) 
with regard to highway safety. 

Flood Risk 

7.39. The applicant has submitted a Flood Risk Report (OCSC, December 2017) that sets out how 
the village centre links into the drainage strategy for the wider development. This approach is 
based on discussions with the Environment Agency (EA) and Anglian Water (AW) that date 
back to the original permission. Those discussions led to a Flood Risk Assessment (WSP, 
2005) that was previously approved as part of 04/00442/OUT and used as the basis for the 
completions on site to date. This application does not seek to vary the proposals contained 
within that report in any way, instead proposing that the public open space is completed in 
accordance with the previously approved strategy. 

7.40. The applicant has also submitted a Drainage Strategy (OCSC, December 2017) which sets 
out a storm and drainage design strategy linked to the as built storm and drainage system.  

7.41. It is considered that the proposals (subject to a condition being attached requiring 
development in accordance with the approved details) accord with Policies 5 and 8 of the 
JCS (2016) and Section 10 of the NPPF (2012) in relation to managing flood risk. 

Contamination 

7.42. The applicant has undertaken extensive dialogue with Corby Borough Council’s (CBC) 
Environmental Protection Services in regard to land contamination, which has led to a 
conclusion being reached that it is highly unlikely that any further investigations (as proposed 
by the applicant) will uncover any issues that would prevent the land being suitable for the 
proposed end use (though remediation works may be required). it is reasonable to apply a 
condition requiring such further investigations/remediation work, rather than requiring it prior 
to the determination of the planning application.  

Ecology 

7.43. One of the concerns raised by neighbours to the scheme is its impact on the environment 
from a flora and fauna perspective. The site is almost entirely cleared for development 
already – with commencement having taken place on the extant Berbank scheme. In 
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addition, it is understood that some clearance has taken place of trees in the northeast 
corner – to make way for one of the proposed parking areas. These trees were not protected 
in any form, and the applicant was within their rights to clear them as they have. 

7.44. The application is one of three currently being considered by the Local Planning Authority. 
17/00701/DPA is an application that aims to complete the public open space for the village. 
That application has been submitted with an Ecology Report (Lockhart Garratt, 2017) which 
sets out a number of recommendations for how net gain in biodiversity is achieved across 
the wider new village site. These include a precautionary Method Statement re amphibians 
and reptiles, further survey work re bats and an approach to landscaping, among other 
recommendations. Northamptonshire County Council’s Ecologist has assessed these 
recommendations and found them to be sound. As the sustainability of the wider village is a 
material consideration (and part of the justification for this particular element of it), it is 
considered appropriate to secure the recommendations made in the Ecology Report as part 
of any planning permission given to this application. The application will then fully comply 
with the NPPF and Policy 4 of the JCS in respect to its ecological impact. 

Retail Impact 

7.45. The accompanying Planning Statement submitted as part of the application, proposes retail 
space totaling 598sqm. This falls well below the threshold of 2500sqm that would require the 
submission of a retail impact assessment. Though this figure is due to be revised downwards 
as part of the emerging Local Plan Part 2, the status of that document is such that limited 
material weight should be given to this lower figure at this stage. The quantum of retail is 
considered to reflect the appropriate amount required to meet the day to day needs of a 
community the size of Little Stanion new Village. The location of it in a village centre is 
considered to be the most sensible method of provision. 

7.46. The mix of ‘A’ uses proposed reflects a need to ensure that flexibility is built in to the 
development so as to enable the units to be taken up by interested parties in a manner that 
is market driven rather than forced. This should contribute to the long lasting success of the 
village centre. The split between Units 1-4 is set out on page 11 of the Design and Access 
Statement. It is considered reasonable and necessary to condition this split, as it reflects how 
the application has been considered. Concerns expressed by the public relating to the A4/A5 
uses proposed would be enhanced were the larger units be converted into this use. The 
proposals are therefore considered to meet the requirements of Policy 12 of the JCS, as well 
as Section 2 of the NPPF in relation to retail impact. 

S106 Obligations 

7.47. Ordinarily a scheme for 66 new apartments would involve a s106 agreement to secure 
various pieces of infrastructure/affordable housing necessary to mitigate against the impact 
of the development. In this instance the circumstances are, however, very different. This 
application, along with the other two currently being considered (17/00701/DPA and 
17/00703/OUT) are covered by an existing Legal Agreement (S106a) that was entered into 
by the applicant, CBC and NCC on 25th

7.48. That agreement established a roof tax system (£11,000 per unit) for payment by SilentPride 
Ltd (the applicant) associated with any residential units to be completed on site in 
accordance with the requirements of the Agreement. I.e. any new residential units associated 
with this application are already covered by that agreement. Those contributions are to be 
put towards the refunding of investment made by NCC in the delivery of the Little Stanion 
Primary School (£4.5m). The existing agreement sets out that any additional funding sought 
would be taken out of that roof tax as a result of the viability position agreed by CBC’s 
independent assessor.  

 August 2016 and that will continue as part of the 
development hereby submitted should the application be approved. 

7.49. As such, any requirement at this stage for Affordable Housing, or other such obligations, 
would mean less funding is secured to repay the debt to NCC for the school. It is not, 
therefore considered to be reasonable or indeed desirable to require any additional 
contributions at this stage. 
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7.50. CBC’s Legal Team have confirmed that the requirement for SilentPride to make payments of 
the roof tax in relation to the residential units subject to this application is watertight, and as 
such there is no requirement for an additional agreement to be entered into. 

5 Year Housing Land Supply 

7.51. Section 6 of the NPPF aims to deliver a significant boost to the choice and number of new 
homes delivered. Paragraph 47 requires that local planning authorities provide a 5 year 
supply of deliverable homes, linked to each Council’s objectively assessed housing need.  

7.52. The Local Planning Authority currently benefits from a Housing Land Supply of 5.02 years 
(taking into account a 20% buffer required as a result of under delivery in preceding years. 
As an allocated site, reference to the delivery of housing at Little Stanion is included within 
that position. This application, along with the outline application for residential development 
elsewhere within the new village (17/00703/OUT) will contribute towards that target. It is 
acknowledged that this scheme would make a contribution to the Borough’s housing stock. It 
is the view of the local planning authority that the socio-economic benefits of the additional 
dwellings is a material planning consideration that acts in favour of the proposed dwellings. 

8. Conclusion: 
8.1. The proposal will deliver a new village centre commensurate with the vision and objectives 

originally set out for the new village of Little Stanion. For the reasons set out above it is 
considered that the proposals are in accordance with the provision of the NPPF as well as 
the adopted policy position. No material planning considerations indicate that the policies of 
the development plan should not prevail. As such, it is proposed that the application should 
be approved subject to the imposition of the following conditions. 

9. Recommendation: Approve subject to the following conditions: 
1. Full planning permission  
The development hereby permitted shall begin before the expiration of three years from the 
date of this permission. 

Reason: As required by Section 91 of the Town and Country Planning Act 1990, as 
amended by Section 51 of the Planning and Compulsory Purchase Act 2004. 

2. List of Approved Plans and Drawings  
The development shall conform in all aspects with the plans and details shown in the 
application as listed below, unless variations are agreed by the Local Planning Authority in 
order to discharge other conditions attached to this decision:  

- P001 (Red Edged Village Centre Location Plan) 
- P101 Rev D (Village Centre Site Layout) 
- J156B – 152 Rev D (Proposed Road Markings) 
- P101 (Village Centre with Topo Survey) 
- P110 (Proposed External Stores) 
- P200 and P201 (Block A Proposed Floorplans and Elevations) 
- P300, P301, P302 (Block B Proposed Floorplans and Elevations) 
- P400, P401, P402, P403, P404 (Block C Proposed Floorplans and Elevations) 
- P500, P501, P502, P503 (Block D Proposed Floor Plans and Elevations) 
- P600, P601 (Block E/Village Hall Proposed Floor Plans and Elevations) 
- J156B – 151 Rev B Proposed Levels 

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

3. Construction Transport Management Plan  
No development shall take place including any works of demolition until a Construction 
Transport Management Plan has been submitted to and been approved in writing by the 
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Local Planning Authority. The approved plan/statement shall be adhered to throughout the 
construction period. The statement shall provide for:  

• Parking of vehicle of site operatives and visitors  
• routes for construction traffic  
• hours of operation  
• method of prevention of mud being carried onto highway  
• pedestrian and cyclist protection  
• proposed temporary traffic restrictions  
• arrangements for turning vehicles  

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

4. Accordance with Flood Risk Assessment 
No development shall take place other than in accordance with the recommendations 
contained within the approved Flood Risk Report (OCSC, 2017), which shall be implemented 
in full and retained thereafter.  

Reason: To limit the risk of flooding by ensuring the provision of a satisfactory means of 
flood management on the site in accordance with Policies 5 and 8 of the North 
Northamptonshire Joint Core Strategy. 

5. Accordance with Drainage Strategy 
No development shall take place other than in accordance with the recommendations 
contained within the approved Drainage Strategy (OCSC, 2017), which shall be implemented 
in full and retained thereafter. 

Reason: To ensure a suitable relationship with the water environment and to avoid flood risk, 
in accordance with Policies 5 and 8 of the North Northamptonshire Joint Core 
Strategy. 

6. Accordance with Ecology Report   
No development shall take place other than in accordance with the recommendations 
contained within the approved Ecology Report (Lockhart Garratt, 2017), which shall be 
implemented in full and retained thereafter. 

Reason: To ensure a net gain in biodiversity is provided across the site, in accordance with 
Policy 4 of the North Northamptonshire Joint Core Strategy. 

7. Retail Mix 
The retail units hereby approved shall benefit from the following uses: 

- Unit 1 - use classes A1 (shops), (A2) financial and professional, (A3) restaurant and 
café, (A4) drinking establishment 

- Unit 2 - use classes A1 (shops), A2 (financial and professional), A3 (restaurant and 
café), A4 (drinking establishment) 

- Unit 3 - use class A1 (shops) 
- Unit 4 - use classes A1 (shops), A2 (financial and professional), A3 (restaurant and 

cafe), and A5 (Hot Food Take-Away) 

Reason: To ensure an appropriate mix of retail is provided within the village and to ensure 
against any detrimental impact associated with an over-supply of any one type in accordance 
with Policy 8 of the North Northamptonshire Joint Core Strategy. 

8. Phasing Plan 
The development shall not proceed except in accordance with the agreed Phasing Sequence 
Plan P104. 
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Reason: To ensure that the development is satisfactorily phased and co-ordinated. 

9. Bat and Bird Boxes 
No occupation shall commence until a scheme detailing the range and positioning of bat and 
bird nesting boxes has been submitted to and approved in writing by the local planning 
authority. The boxes shall be installed as approved prior to the completion of the 
development and thereafter retained in perpetuity. 

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

10. Boundary Treatments 
Prior to the commencement of development the details of the boundary treatments (including 
details of the fences, gates, bollards and turnstiles) shall be submitted to and approved in 
writing by the Local Planning Authority. This should include a copy of the supplier’s technical 
instructions, showing the type of fence panels and posts being proposed, and the style and 
locking mechanisms for the gates and turnstiles. The approved details shall be implemented 
and retained thereafter. 

Reason: To ensure that the site is satisfactorily secured, and to ensure against detrimental 
impact on residential amenity in accordance with Policy 8 of the North 
Northamptonshire Joint Core Strategy. 

11. Submission and Approval of Landscaping Scheme  
No building or use herby permitted shall be occupied or the use commenced until there has 
been submitted to and approved in writing by the Local Planning Authority a scheme of hard 
and soft landscaping, which shall include indications of all existing trees and hedgerows on 
the land, and details of any to be retained, together with measures for protection, in the 
course of development. The approved scheme shall be implemented so that planting is 
carried out no later than the first planting season following the occupation of the building(s) or 
the completion of the development whichever is the sooner. All planted materials shall be 
maintained for five years and any trees or plants removed, dying, being damaged or 
becoming diseased within that period shall be replaced in the next planting season with 
others of similar size and species to those originally required to be planted unless the council 
gives written consent to any variation.  

Reason: To protect and enhance the character of the site and the area, to ensure its 
appearance is satisfactory, and to ensure against detrimental impact on residential 
amenity in accordance with Policies 3 and 8 of the North Northamptonshire Joint 
Core Strategy. 

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

Reason: To prevent flooding, pollution and detriment to public amenity through provision of 
suitable water infrastructure in accordance with Policy 5 of the North 
Northamptonshire Joint Core Strategy. 

13. CCTV 
A scheme showing the details of CCTV to be installed at the development shall be submitted 
to and approved by the local planning authority in writing. No part of the development hereby 
permitted shall be occupied before the scheme is carried out as approved. 
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Reason: To design out crime and promote the well-being in the area. This will ensure the 
development is accordance with Policy 8 of the North Northamptonshire Joint Core 
Strategy. 

14. Details of Extract/Ventilation System 
No development shall take place until details of the means of ventilation for the extraction 
and dispersal of cooking smells/fumes, including details of its method of construction, odour 
control measures, noise levels, its appearance and finish for Retail Units 1, 2 and 4 have 
been submitted to and been approved in writing by the Local Planning Authority. The 
approved scheme shall be installed before the use hereby permitted commences and 
thereafter shall be permanently retained.  

Reason: These details need careful consideration and formal approval and to safeguard the 
amenity of adjoining properties and to protect the general environment. The details 
are needed prior to the start of work so that measures can be incorporated into the 
build. This will ensure the development is accordance with Policy 8 of the North 
Northamptonshire Joint Core Strategy. 

15. Odour Management Plan  
No use under Classes A3 , A4 or A5 within Retail Units 1, 2 and 4 herby permitted shall be 
occupied or the use commenced until there has been submitted to and approved in writing, 
by the Local Planning Authority, an Odour Management Plan, setting out cleaning, 
maintenance and filter replacement policies. The plan should include a written recording 
system to record and demonstrate when all such work is carried out. The approved odour 
management plan shall be complied with throughout the duration of the use. 

Reason: To safeguard the amenity of nearby premises and the area generally in accordance 
with Policy 8 of the North Northamptonshire Joint Core Strategy. 

16. External Lighting  
No building or use herby permitted shall be occupied of use commenced until a report 
detailing the lighting scheme and predicted light levels at neighbouring residential properties 
has been submitted to and been approved in writing by the Local Planning Authority. Artificial 
lighting to the development must conform to requirements to meet the Obtrusive Light 
Limitations for Exterior Lighting Installations for Environmental Zone - E2 contained within 
Table 1 of the Institute of Light Engineers Guidance Notes for the Reduction of Obtrusive 
Lighting, GN01, dated 2005. 

Reason: In order to safeguard the amenities of adjoining residential occupiers in accordance 
with Policy 8 of the North Northamptonshire Joint Core Strategy. 

17. Fire Hydrants 
No occupation shall take place until the approved scheme for provision of fire hydrants (as 
shown on Site Layout P101 Rev A) has been implemented in full. The fire hydrants and 
associated infrastructure shall thereafter be provided in accordance with the approved 
scheme and timetable and retained thereafter. 

Reason: To ensure adequate water infrastructure provision is made on site for the local fire 
service to tackle any property fire in accordance with the requirements of Policy 10 
of the North Northamptonshire Joint Core Strategy. 

18. Land affected by contamination - Reporting of Unexpected Contamination  
In the event that contamination is found at any time when carrying out the approved 
development that was not previously identified it must be reported in writing immediately to 
the Local Planning Authority. An investigation and risk assessment must be undertaken in 
accordance with the following requirements: 

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

• human health,  
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• property (existing or proposed) including buildings, crops, livestock, pets, 
woodland and service lines and pipes,  

• adjoining land,  
• groundwaters and surface waters,  
• ecological systems,  
• archaeological sites and ancient monuments;  

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

Where remediation is necessary, all works associated with the permission must cease and a 
remediation scheme must be prepared, submitted to and approved in writing by the Local 
Planning Authority before works can re-commence. The scheme must include all works to be 
undertaken, proposed remediation objectives and remediation criteria, timetable of works 
and site management procedures. The scheme must ensure that the site will not qualify as 
contaminated land under Part 2A of the Environmental Protection Act 1990 in relation to the 
intended use of the land after remediation.  

Following completion of measures identified in the approved remediation scheme a 
verification report must be prepared, which is subject to the approval in writing of the Local 
Planning Authority. 

Reason: To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, property 
and ecological systems, and to ensure that the development can be carried out 
safely without unacceptable risks to workers, neighbours and other offsite 
receptors. This will ensure the development is in accordance with Policies 6 and 8 
of the North Northamptonshire Joint Core Strategy. 

19. Travel Plans – Submitted  
The Approved Travel Plan (J156 Travel Plan Rev 4) shall be implemented in accordance 
with the timescales specified therein, to include those parts identified as being implemented 
prior to occupation and following occupation, unless alternative timescales are agreed in 
writing with the Local Planning Authority. The Approved Travel Plan shall be monitored and 
reviewed in accordance with the agreed Travel Plan targets to the satisfaction of the Local 
Planning Authority.  

Reason: To support sustainable transport objectives including a reduction in single 
occupancy car journeys and the increased use of public transport, walking and 
cycling in accordance with Policies 8 and 15 of the North Northamptonshire Joint 
Core Strategy. 

20. Submission of engineering, construction and drainage plans for off-site works 
Prior to the commencement of the development full engineering, construction and drainage 
plans for the off-site works along with an RSA 1 and 2 Quality Audit shall be submitted and 
approved in writing by the LHA. 

Reason: To ensure a suitable form of development in accordance with the requirements of 
Policy 8 of the North Northamptonshire Joint Core Strategy. 

21.  Layout and Tracking Plans 
Prior to commencement of the development layout and tracking plans shall be submitted and 
approved in writing by the local planning authority covering the following elements and 
thereafter constructed in accordance with the approved layout. 

a) the minimum carriageway widths shall be 5.5m for a standard road, 6.5m for a bus 
route and 3.7m for a one-way lane, no change of standard along the road is 
permissible (including at turning heads), other than widening at bends or until a junction 
is formed.  

b) all of the public roads shall be tracked by the largest vehicle likely to access them, 
usually this is the LHA specified refuse truck, opposed by a large family car.  



15 
191 

c) the shared private drives shall be accessed via a vehicle access crossing of the 
highway and shall be no less than 4.5m wide (5.5m between solid side boundaries), 
tracking of the private refuse truck entering and exiting the site in a forward gear, and 
the turning manoeuvre is required.  

d) Footways should be a minimum of 2m wide, those within visibility splays at junctions 
and forward visibility envelopes around bends must be set back so that the rear edge 
restraint (edging kerb) is on the line of the splay or envelope.  

e) The rear of the footway or highway boundary should be physically marked with a 
concrete back edging, even where the surface material continues in order to demarcate 
the private realm.  

f) Combined footway/cycleway (CFC) shall be no narrower than 3m.  

vii) Spine roads within a proposed development (30mph) shall have forward visibility at 
bends of 43m.  

g) Pedestrian visibility of 2m x 2m is required at either edge of all private accesses along 
the highway boundary (no obstructions over 600mm in height within this splay) 
contained entirely within land in the control of the developer.  

h) Vehicular junction / access visibility requirements are 2.4 x 43m to the nearside kerb.  

i) All private accesses and new junctions are to meet the public highway at 90 degrees 
(private access for a minimum distance of 5.5m (or the length of the largest vehicle 
likely to use the access) beyond the highway boundary.  

j) No private trees are permitted within 2.5m of the public highway.  

k) No SUDS within the public highway  

l) Any SUDS with infiltration of water (including soakaways) are to be located a minimum 
of 5m from the public highway  

m) Any private storage of water is to be a minimum of 2m from the public highway and 
potentially further dependant on depth (storage of adopted drainage allowable under 
the highway (not kerb lines etc.) such as oversized pipes and large concrete box 
culverts).  

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

o) A minimum offset of 1m is required between structures / buildings and the rear of the 
highway boundary.  

p) No overhanging of the highway by structures is permissible.  

q) Boundary walls can be located adjacent to the public highway (clear of any visibility 
requirements).  

Reason: To ensure a suitable form of development in accordance with the requirements of 
Policy 8 of the North Northamptonshire Joint Core Strategy. 

22. Private Streets 
In the event of any of the streets associated with the residential element of this proposed 
development not being proposed for adoption as public highway, the following conditions 
apply;  

a) Details of a site management company and associated management and maintenance 
methodology of the streets within the development, to operate in perpetuity, will be 
submitted to the planning authority and agreed in writing prior to the commencement of 
development;  

b) The streets will in any event be required to be laid out and constructed to adoptable 
standards to ensure safe and practical operation, prior to first occupation of any 
dwelling;  
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c) That prior to fist occupation of any dwelling a legal undertaking is provided by the 
developer that the streets will not be put forward for adoption and will remain private in 
perpetuity; and,  

d) That the streets will be identified as private through the use of appropriate private street 
name plates on the entrances to the development from the public highway (to be 
placed within the site).  

Reason: To ensure a suitable form of development in accordance with the requirements of 
Policy 8 of the North Northamptonshire Joint Core Strategy. 

23. EV Charging Points 
No building or use hereby permitted shall be occupied or the use commenced until a scheme 
detailing the location and specification of EV charging points within the car ark areas serving 
the residential apartments is submitted to and been approved in writing by the local planning 
authority. The approved EV charging point scheme shall then be implemented and retained 
thereafter. 

Reason: To support sustainable transport objectives in accordance with Policies 8 and 15 of 
the North Northamptonshire Joint Core Strategy. 

Informatives: 
Human Rights Act 1998 

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

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

Section 17 of the Crime and Disorder Act 1998 

Officers have considered, with due regard, the likely effect of the proposal on the need to 
reduce crime and disorder as part of the determination of this application, in accordance with 
Section 17 of the Crime and Disorder Act 1998. In reaching a recommendation to grant 
planning permission. 
Background Papers: 

o Planning Approval 04/0442/OUT (05.07.2006) 
o Section 106a Agreement between Corby Borough Council, Northamptonshire County 

Council, Silentpride Limited and AIB Group (UK) Plc (25.08.16) 
Officers to Contact: 
Alex Jelley 

Tel No: 01536 464174 

Email: alex.jelley@corby.gov.uk 
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