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Development Control Committee 15th

 

 May 2018 

Applications for Planning Permission 
 

 17/00703/OUT Erection of at least 99 dwellings, landscaping and all 
associated works (all matters reserved) at Little Stanion, 
Roman Road, Corby.  

1.   Site Surroundings: 
1.1. The application site is 4.2ha (10.38 acres) of land split over three parcels at Little Stanion, 

Corby. The land is included within an extant permission (04/00442/OUT) and set aside for 
residential development – it forms part of the wider Little Stanion New Village. Two of the 
three parcels (the largest area in the East of the wider site, and another in the south) are 
currently vacant undeveloped land that has been cleared in anticipation of commencement 
on site, the third and smallest of the three is currently in use as a Welcome Centre for the 
New Village and is located on the northern boundary of the New Village..  

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 outline consent for residential development of no less than 99 

dwellings and all associated infrastructure across the three parcels of land. 
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 – 28.08.2016) with the Administrator, linked 
to the original permission. As a new Outline planning application, it stands apart from the 
previous scheme; albeit that the previous extant and partially delivered approval is a material 
consideration. A further two applications have also been submitted to Corby Borough Council 
(17/00701/DPA and 17/00702/DPA) – detailing plans for public open space and a new village 
centre. The intention is, via these proposals, 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 
4. Policy Context: 
4.1. The National Planning Policy Framework (2012)(NPPF) – Section 6 and Paragraphs 47-51. 
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) 

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 
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that were taken forward in this planning application. Since submission they have sought to 
work with consultees and CBC to ensure that their proposals meet the needs required of 
them. 

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

Recommend imposition of condition relating to land contamination. 

5.3. CBC Culture and Leisure – No objection. 

5.4. CBC Housing – No objection 

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

foul water drainage strategy. 
5.6. Northants Police – No objection.  
5.7. Northamptonshire County Council (NCC) Archaeology – No objection.  

5.8. 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  

5.9. NCC Highways – No Objection. Concerns raised in relation to the Transport Assessment and 
Travel Plan  

5.10. NCC Key Services (Education, Fire and Broadband) – No objection. Recommend imposition 
of condition in relation to the provision of three fire hydrants (linked to 17/00702/DPA). 

5.11. Stanion Parish Council (Including comments from Little Stanion Village Association) – No 
objection. Highlight concerns relating to: 

- Exacerbation of highways concerns 
- Number of school places available 
- Impact on Longcroft Road/A43 Roundabout 
- Deer collisions on Longcroft Road  

5.12. 8 Objections have been received concerned at some or all of the issues which are 
summarised below:  

• Amenity 
• Visual Amenity 
• Traffic/Parking 
• School Places 
• Overdevelopment 
• Street Lighting 
• Design/Appearance 
• Contrary to Policy 
• S106 Insufficient 
• Environmental Damage 
• Noise 
• Deer Collisions  
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5.13. The areas of interest covered by these response are considered in full below. 

6. Advertisement/Representation:  
6.1. Site Notices – Attached to lamp posts and fences at various points around the site on 07th 

February 2018. Neighbour letters were also sent out on the 7th February 2018 .Press Adverts 
in the Evening Telegraph 1st

6.2. Neighbour Notifications were sent to the following –  
 March 2018 

- 1, 3, 4, 5, 6, 8, 10, 12, 14, 16, 18 Roman Road 
- The Welcome Centre, Long Croft Road 
- Little Stanion Primary School, Roman Road 
- 31, 33, 35, 37, 39 Chippenham Close 
- 45 Mendip Way 
- 59, 61 Cambrian lane 
- 17, 19, 21, 23, 25, 27, 29 Preseli Walk 
- 50 Epping Road 
- 93 Savernake Drive  

7. Officers Assessment:  
`Key Determining Issues 

• Principle of Development 
• Design and Character 
• Archaeology 
• Residential Amenity 
• Highways and Right of Way 
• Flood Risk 
• Contamination 
• Ecology  

 Principle of Development 

7.1. The proposals constitute a revised scheme on land which was previously granted outline 
permission for residential development as part of 04/00442/OUT – there have been no 
changes to national or local policies in the interim period that mean that would suggest a 
change to that decision in principle. 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. The application is for Outline permission, meaning that only a small amount of information is 

provided in relation to how the scheme might be laid out and designed. As discussed above, 
the site is, in fact, three separate parcels. Drawing no. 1616-P010 ‘’Indicative Residential 
Masterplan” suggests that the largest of the plots (to east of the wider site) would be 
accessed from a single point on Roman Road immediately adjacent to the bottom of Long 
Meadow. The southern area would be accessed from Brecon Close, and the Northern 
section would be accessed from Roman Road. The indicative layout is considered to be 
reasonable from a character perspective – the key considerations re design and house types 
would need to be made at the time of submission of Reserved Matters Applications. Likewise 
a density of circa 24 dwellings per hectare (based on 99 dwellings over the 4.2ha is 
considered reasonable for this location. It is anticipated that the larger parcel will deliver a 
higher density that part of it immediately adjacent to the village centre. 

7.3. All three parcels play key roles in the wider aesthetic value of the new village – either being 
located on key entrances to the village (the northern element), or visible from longer views 
(particularly from the A43 to the south). As such it is important that each section delivers the 
highest viable level of design, and that this design takes account of the prevailing character 
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of the new village and wider Northamptonshire settlements. These matters, along with further 
detailed guidance, are contained within Policy 8 of the JCS. 

7.4. Policy 30 of the JCS requires that all new homes meet the National Space Standards and 
Category 2 of the National Accessibility Standards – this will be a minimum level applied to 
all Reserved Matters applications associated with this application. Likewise, it sets out a 
need for small and medium sized properties (1-3 bedroom). It is expected that future 
Reserved Matters application set out clearly how they reflect the housing needs for the area 
as set out within the most up to date Strategic Housing Market Area Assessment (SHMA) at 
the time of submission. 

7.5. Finally, Policy 9 of the JCS requires that new developments meet the highest standards of 
resource and energy efficiency. New dwellings must limit water use to 105 litres per person 
per day, and external water use of no more than 5 litres per person per day. This will be 
required via condition. Alongside this, it is expected that this development includes, where 
technically feasible, measures to provide on-site renewable energy sources (i.e. Solar PV, 
Solar Thermal, etc). Future Reserved Matters applications will need to set out how each of 
these requirements are to be met so as to ensure that the development is in full accordance 
with the Development Plan. 

Archaeology 

7.6. Northamptonshire County Council’s Archaeologist has responded to the proposals with no 
comments – 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 that relate 
to archaeology. 

Residential Amenity 

7.7. No details of the type, specific location or design of properties is included with this 
submission – based on the fact that these matters would be dealt with fully through 
submission of Reserved Matters applications. The concerns raised by neighbours to the site 
are noted – but it is considered likely that an acceptable scheme can be delivered in this 
regard. There are no site specific issues that would give cause for concern at this stage, and 
as such the proposals are deemed to be in accordance with the requirements of Policy 8 of 
the JCS in relation to residential amenity. 

Highways And Right of Way 

7.8. 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. Following 
the submission of additional information in relation to the Transport Assessment, the 
Highways Authority has no objection to this application, and it is considered that the 
proposals will have no detrimental impact on the highway network. 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. A condition 
regarding the submitted Travel Plan will ensure suitably complicancy. As a result of which, it 
is deemed that the proposals are in accordance with the requirements of the NPPF and 
Policies and 8 and 15 of the JCS in so far as they have regard to highway safety. 

Flood Risk 

The applicant has submitted a Flood Risk Report (OCSC, December 2017) that sets out how 
the proposed public open space links into the drainage strategy for the wider development. 
This approach is based on discussions with the EA and Anglian Water 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.  

7.9. 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.  
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7.10. There are no objections to the proposals from statutory consultees, and 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 and the NPPF in relation 
to managing flood risk. 

Contamination 

7.11. The proposal is for the use of land for residential purposes that is currently set aside for that 
purpose. The previous Outline Approval (and subsequent Reserved Matters permissions) 
included reference to contaminated land assessments undertaken. These are now too old to 
be considered as part of this application. CBC Environmental Protection have been in 
discussion with the applicant about updating those reports, and have agreed an approach 
that is acceptable to all parties. They have no objection to this application being approved, 
subject to a condition being attached requiring that further information is submitted and 
approved prior to commencement of development on site. As such it is considered that the 
proposals accord with policy 6 of the JCS, which has regard to matters of land 
contamination.  

Ecology 

7.12. The applicant has submitted an Ecology Report (Lockhart Garratt, 2017) which sets out a 
number of recommendations for how the proposals could ensure that a net gain in 
biodiversity is achieved across the site. These include a precautionary Method Statement re 
amphibians and reptiles, further survey work re bats and an approach to landscaping, among 
other recommendations. NCC’s Ecologist has assessed these recommendations and found 
them to be sound, and it is therefore considered appropriate the secure them via condition. 
The application will then fully comply with the NPPF and Policy 4 of the JCS in respect to its 
ecological impact. 

5 Year Housing Land Supply 

7.13. 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.  

7.14. Corby Borough Council 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. 

S106 Obligations 

7.15. 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

7.16. 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.  
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7.17. 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. 

7.18. 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. 

8. Conclusion 

8.1. The proposal will deliver additional residential units 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 condition/s:  
1. Time Limit  
Applications for approval of reserved matters must be made not later than the expiration of 
three years beginning with the date of this permission and the development must be begun 
not later than whichever is the later of the following dates: 

(a) The expiration of three years from the date of this permission; or 
(b) The expiration of two years from the final approval of the reserved matters or, in the 

case of approval on different dates, the final approval of the last such matter to be 
approved. 

Reason: Required to be imposed pursuant to section 92 of the Town and Country Planning 
Act 1990 as amended by Section 51 of the Planning and Compulsory Purchase 
Act 2004. 

2. Submission of Reserved Matters 
Before any development is commenced, details plans, drawings and particular of the siting, 
design, drainage and external appearance of the proposed development, and the means of 
access thereto, together with landscaping and screen walls/fences (the Reserved Matters) 
shall be submitted to and approved by the local planning authority and the development shall 
be carried out in accordance therewith. 

Reason: This is an Outline Permission only and these matters have been reserved for the 
subsequent approval of the local planning authority. 

3. Phasing Plan 
Prior to the commencement of the development, details of a Phasing Plan shall be submitted 
to and approved in writing by the Local Planning Authority. The development shall not 
proceed except in accordance with the agreed Phasing Plan unless otherwise agreed in 
writing with the Local Planning Authority. 

Reason: To ensure that the development is satisfactorily phased and co-ordinated. 

4. Details to Accompany Reserved Matters 
Each application for the approval of any reserved matters for each phase of the development 
pursuant to Condition 3 shall be accompanied by the following details for the approval of the 
Local Planning Authority and no development in such phase shall be commenced until such 
details have been approved by the Local Planning Authority: 

i. Infrastructure and construction sequence comprising details of the following for the 
relevant phase: 
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a. Road junctions and junction alterations, road improvements/carriageway widening, 
new roads, footpaths, bridleways,  cycleways, bridges, traffic signalling and 
highways signage, the treatment of all surfaces and any traffic calming measures; 

b. Foul and surface water drainage; 
c. Services (gas, water and electricity supply, cable and other utilities); 
d. Vehicular parking; 
e. Publicly accessible open space; 
f. Lighting, signage and street furniture; 
g. Security infrastructure and equipment; and 
h. Waste re-cycling, disposal and management measures. 

ii) Travel plans; 

iii) Cycle parking facilities for the relevant phase; 

iv) Samples of the materials and finishes to be used for all external surfaces (including but 
not limited to roofs, elevation treatment and glazing); 

v) Statement of conformity with the requirements of Policy 30 of the JCS in relation to 
housing mix, national space standards, and national accessibility standards; 

vi) Statement of conformity with the requirements of Policy 9 of the JCS in relation to 
water use and renewable energy provision. 

Reason: To ensure that the detailed design of each phase of the development is in 
accordance with Policies 8, 9 and 30 of the North Northamptonshire Joint Core 
Strategy (2016)  

5. 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:  

- DP002 Red Edged Ordnance Survey Site Location Plan 
- M17-2406 NTS New Masterplan for Little Stanion 
- D17-1062 Landscape Masterplan 

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. 

6. 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 
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. 

7. Accordance with Flood Risk Assessment 
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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. 

8. Accordance with Drainage Strategy 
No development comprising the erection of a dwelling shall take place within any ;phase of 
the development hereby approved until full details of a scheme (including phasing) for the 
provision of mains foul water drainage on and off the site has been submitted to and 
approved in writing by the Local Planning Authority. The development shall be implemented 
in accordance with the approved details which shall be implemented in full and retained 
thereafter. No buildings 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 Policies 5 and 8 of the North 
Northamptonshire Joint Core Strategy. 

9. 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. 

10. Land affected by contamination 
i) No development, including site works, shall take place until a Phase II ground 

investigation has been undertaken to establish the full nature and extent of any 
contamination of the site; and the results of the investigation together with details of 
any remediation strategy necessary to render the site safe shall be submitted to the 
local planning authority for their assessment and written approval. Any remediation 
works required by the approved strategy shall be carried out in accordance with the 
approved remediation strategy. 

ii) Upon completion of the approved remedial measures a site verification report shall be 
provided to the satisfaction of The Local Planning Authority including conclusive 
evidence that the remedial measures have been implemented and the site is suitable 
for its intended use.  

iii) 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, and obtained 
written approval from the Local Planning Authority for, an amendment to the 
remediation strategy detailing how this unsuspected contamination shall be dealt with. 

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. 

11. 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 
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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. 

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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