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Development Control Committee
Tuesday 20 September 2005 at 7pm
in Community Room, Lodge Park Sports Centre, Shetland Way, Corby

Present: Councillor Latta – Chair
Councillors Addison, Heggs, Ferns Rutt, Torrie and Wade

22. Apologies for Absence
Apologies for absence were received from Councillors Fawcett, O’Neill, Noble and Stanbra.

23. Declarations of Interest
Members were asked to declare any personal interests they may have in the business to be
discussed and/or indicate whether this was prejudicial or non-prejudicial, the nature of any
interest, and whether they intended participating in the relevant agenda item.
Cllr Rutt declared a personal, non-prejudicial interest in Item 1 05/00442/OUT Residential
development of 970 dwellings and Item 3 05/00277/DPA Erection of 14 flats and 4 houses.

24. Minutes of the Previous Meeting
RESOLVED that: -
the minutes of the meetings held on 13 September 2005 copies of which had been circulated
to Members, be received, taken as read and signed by the Chair as a correct record.

25. Applications for Planning Permission
25.1 04/00442/OUT Residential development of not more than 970 dwellings; public 

open space, primary school and community facility, associated 
development including provision of roads and infrastructure.  
Access to Longcroft Road including provision of dual carriageway
between the A43 roundabout and the eastern access point to the 
development – for Taylor Woodrow Developments and Corus UK 
Ltd.

The application site, comprising fields and hedges on 38 hectares, was included in the Corby
Borough Local Plan (Site R8) as an existing allocation for housing.
The northern part of the site abutted Longcroft Road with Stanion Lane Plantation beyond
and to the west was Oakley Purlius.  To the east, south and south west, arable fields
extended to Stanion and Little Oakley.  The Borough boundary abutted the south western
part and the site was located on the middle slopes of the Harpers Brook valley, below a
plateau which extended along the southern boundary of Corby.  The application area lay on
the south east facing slope.
The joint applicants Taylor Woodrow and Corus UK had submitted an application in outline to
establish the principle of the development.  The scheme included the following.

• Not more than 970 houses
• Public Open Space
• Formal Playing fields
• Primary School
• Community Facility
• Roads and Infrastructure (including dualling Longcroft Road between the A43 roundabout

and the eastern access point to the development)
• Structural and local planting
In view of the nature, scale and location of the proposal, the scheme constituted an
Environmental Impact Assessment Development under Schedule 2 of the Town and Country
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Planning (Environmental Impact Assessment) (England and Wales) Regulations 1999.  The
application was therefore supported by a full Environmental Statement and Non Technical
Summary.
Further supporting information included:

• Public Consultation Summary

• Design Statement including Master Plan, Landscape Strategy, Open Space and
Recreation Strategy, Sustainable Drainage Strategy, Soils Handling Strategy, Urban
Design, Movement, Sustainability Appraisal.

The Planning Authority had also issued a formal Request for additional information under
Regulation 19 of the Environmental Impact Regulations which has led to the submission of
further documentation to amend or add to the original submission.  The latest Master Plan
explained the concept of the proposed development, including the following:

• A range of housing density between 30 dwellings per hectare located toward the south
western and eastern parts of the proposed built up area with areas of 40 dwellings per
hectare and 50 dwellings per hectare in the central and northern parts;

• The Primary School, Community Building and two mixed use buildings (ground floor
shells which can take a variety of uses i.e. retail/food and drink/employment, with
apartments over) positioned in the north east corner of the site;

• Series of balancing lakes/ponds which would also act as features within the development;

• Two points of access to the development from Longcroft Road via new roundabouts;

• Substantial woodland edges to be retained, reinforced or replanted.  Over time the
housing would be set into the wider Rockingham Forest Framework;

• Open Space at the site perimeters and along the central valleys which drain the site;

• A high percentage of unbuilt areas because of ecological and landscape mitigation (11
hectares);

• Planting arranged along major roads on higher ground which, in time, would form a
skyline of wooded ridges.  An additional two hectares of planting to the south to set the
housing behind a substantial woodland screen;

• A Series of five phases with the construction period between 2006 and 2011.
The Master Plan considered the implications for possible options for the A43 Corby Link
Road.
Statutory and other consultation had been undertaken as appropriate.  Responses were
detailed in Appendix A to the report.  The application was a major development and raised a
number of issues relevant to its determination, including:
• Appraisal of Environmental Statement
• Planning Policy
• Design
• Housing
• Surface/Foul Water Drainage
• Transportation
• Education
• Open Space/Recreation
• Community Facilities
• Contaminated Land
• Crime Prevention
• Ecology/Biodiversity
The implications and proposals in respect of these issues was explored in some detail within
the Officer’s report and its appendices.
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The application submitted for outline planning approval was supported by a comprehensive
range of information including a Masterplan and had been subject to Environmental Impact
Assessment in accordance with the Town and Country Planning Environmental Impact
Regulations 1999.  The application was considered to be in accordance with established
principles in that the level of information submitted with the Outline Application was sufficient
to asses the environmental impact scheme and allow an appropriate level of control with
regard to mitigation.   Planning Policy advice from the Borough Council’s Consultant
confirmed that “… the site, in principle offers the most sustainable greenfield option for large
scale housing development to meet housing requirements in the short term”.
The application constituted a departure to the Development Plan where the numbers of
dwellings proposed had increased from the Local Plan allocation (site R8) although this
increase was in accordance with PPG3 Housing and the growth for the area as endorsed in
Planning Policy.  The additional number of dwellings would not therefore prejudice
implementation of Development Plan Policies.  However, where the site exceeded 5 hectares
and was not previously developed land, the application would need to be referred to the
Office of the Deputy Prime Minister.
Members were provided with a summary of late submissions on this application as follows:
• Agent for the Applicant – comment on the need to demonstrate the S106 met national

planning guidance;
• Kettering Borough Council – objection to the development on Highway grounds,

specifically the need to complete the Corby Link Road before the development
commenced to avoid adverse impact on existing roads and settlements;

• Highways Agency – comment regarding extension of the Holding Director for a further 3
months

• response to Kettering Borough Council and East Northants Council concerns on Highway
issues;

• Corby Borough Council – addressing Ecology/Biodiversity matters;
• Heartlands PCT – addressing health care capacity issues and the need for a financial

contribution towards local healthcare facilities.
It was considered that the proposal for housing development on the allocated site, including
the increased housing numbers, was acceptable in principle.  Infrastructure and Technical
issues had been addressed or were capable of being addressed through further discussions,
information and through conditions or Section 106 obligation.  It was therefore considered
that the proposal could be recommended for approval subject to satisfactory resolution of
those outstanding matters identified.  Members’ attention was drawn to the Highways Agency
Holding Direction and the need for this to be removed before Outline Planning Permission
could be granted.
Mr Frampton, the Applicants’ Agent, addressed the Committee and commented that only one
letter of objection had been received which could be taken as an indication of widespread
support for the scheme.  The application offered substantial advantages for the delivery of
new housing.  Kettering Borough Council’s objections, received so late in the process, were
unreasonble.  The traffic movement had been tested without taking the Link Road into
account and the Highway Authority had no adverse comments.  The development would also
be phased.   Mr Frampton hoped Section 106 issues would be resolved swiftly and the
Applicants would be happy to meet all requirements which were properly justified.
Members made comments and raised issues as follows:
• More mixed use buildings required for 970 dwellings;
• Were the proposed drainage systems adequate?
• Route of Link Road impacted on South Wood and was not the one agreed by the Council;
• Would residents be subject to the Parish Precept as the development was within Stanion

parish?
• The need to protect the environment was paramount;
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• Kettering Borough Council’s objections were justified and it was too soon for approval of
this development;

• Road systems were insufficient;
• There was no mention of material to be used;
• No mention of quantity of affordable housing or disabled adapted housing;
• Use of Harpers Brook as an open channel for drainage caused concern;
• Concerns in respect of traffic assessment and impact on existing road networks;
In response to Members concerns regarding drainage, Officers stated that the need to
ensure this was adequate was recognised.  The application was supported by Technical
Surveys and would be assessed by the Environment Agency, etc, as matters progressed to
ensure issues were addressed.  Traffic issues would be dealt with similarly.  The Highway
Authority was responsible for this and their response, while positive, also recognised the
need for details to be finalised.
Officers emphasised that the Application was in Outline and detailed proposals would be
subject to design guidance and approval of materials to be used, etc.  Design coding
requirements were detailed within the report.
In respect of protecting green areas, it was also emphasised that the site had been allocated
for development within the Local Plan for several years.  The Link Road did not form part of
the application but Officers confirmed the route this would take was the one agreed by Corby
Borough Council and the County Council and did not go through South Wood.
It was noted that Parish Precepts were not a Planning consideration.
Comment was made by a Member that the development would link up with Oakley Vale via
road structures and bus routes.  The routing of the Link Road close to South Wood was
reiterated.  The Corporate Director (Operations) explained that the bus routes mentioned
were part of the Section 106 Agreement for Oakley Vale.  The Chief Executive confirmed that
the agreed Link Road route (Route 1G) was not near South Wood.
It was confirmed that English Nature and the Wildlife Trust had some minor concerns in
respect of environmental and wildlife impact but it was believed these could be resolved
satisfactorily.  A buffer area would be retained between the ancient woodland and the
development.
Further comments were made in respect of the Link Road route and the Chief Executive
explained that Route 1A had originally been proposed by the County Council and this did go
through South Wood.  There were objections to this route and the County Council withdrew it
and subsequently agreed Route 1G with the support of Corby and Kettering Borough
Councils.  It was also emphasised that this Link Road had no bearing on this application.
Members who had voiced concerns with the application commented that the Committee
would lose any element of control once approval was given and the proposals lacked detail.
It was again emphasised that this application was for Outline permission and was subject to
referral to the Office of the Deputy Prime Minister to either call the matter in or return it to the
Authority for determination.  If the application proceeded to detailed planning stage, a series
of Reserved Matters applications would be expected to come forward for the Council’s
consideration in due course.

RESOLVED that: -
That the outline planning application be approved subject to:
i) The satisfactory resolution of the outstanding issues as referred to in the report;
ii) The imposition of conditions identified within the report and those necessary to

address outstanding issues and to ensure appropriate level of mitigation against
Environmental Impact;

iii) The satisfactory completion of S106 Agreement to secure the matters identified in the
Heads of Terms section, those necessary to address outstanding matters and to
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ensure an appropriate level of mitigation against environmental impact, subject to
S106 requirements being in accordance with national guidance.

iv) Referral to the ODPM for consideration under the Greenfield Land Direction.
(Three Members voted against this decision.)

25.2 05/00276/OUT Proposed residential development AT 2 AND 2B RUTHERGLEN 
ROAD, CORBY for Collinswood Joinery

The Principal Planning Officer presented a report detailing an application for residential
development on the site of existing joinery works, ancillary office building and rear garden of
adjacent semi-detached dwelling on the west side of Rutherglen Road.
An outline application for residential development on the site was approved by the
Committee on 9 September 2003.  The current application was for outline permission on an
enlarged site (additional 0.02 hectares) including the joinery works and part of garden of No 2
Rutherglen Road.
The policy considerations relevant to the application were detailed within the report, together
with the outcome of consultations.  Two letters of objection were received in response to
publicity, incorporating a petition signed by nearby residents.  Concerns included increased
traffic and street scene impacts.
Officers considered the proposal was acceptable in principle although the garden area to be
retained for No 2 Rutherglen Road was considered inadequate at a depth of 7.5m.  Late
information from the Applicant’s Agent had offered an increased depth to 8.8m.
Mr Peden, 21 Rutherglen Road, addressed the Committee and explained that local residents
were not opposed to the change of use in principal but objected to the enlargement of the
scheme by utilising the rear garden area.  This also gave rise to safety/security issues.  The
age of the properties and style/layout of development should be taken into consideration.
Members queried what the difference was between this application and the one previously
rejected.  The Principal Planner explained that this application was related to Planning
Permission which had been granted in 2003.  It was established that a proposal to develop
nine flats on the site had been refused previously due to parking issues but Officers
emphasised that the current application was an Outline establishing the principal of
residential development on this site.  Any Detailed application received would be considered
at the appropriate time.

RESOLVED that: -
Outline planning permission be granted subject to the receipt of an amended plan to show an
adequate rear garden area being retained for No 2 Rutherglen Road and the following
conditions: -

• Application for approval of all Reserved Matters shall be made within three years from the
date of this permission and the development shall be begun not later than whichever is
the later of the following dates:-

a) five years from the date of this permission;
b) 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.

• Before any development is commenced, detailed plans, drawings and particulars of the
layout, siting, design and external appearance of the proposed buildings including details
of facing materials, car parking and turning area and the means of access thereto,
surface water drainage, together with landscaping and screen walls/fences shall be
submitted to and approved by the Local Planning Authority and the development shall be
carried out in accordance therewith;

• The provision of car parking within the site shall not be more than 1.5 spaces per dwelling
and shall be implemented prior to the occupation of any dwelling;
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• All planting, seeding or turfing comprised in the approved details of landscaping shall be
carried out in accordance with a phased programme which shall have been submitted to
and approved by the Planning Authority before development commences and any trees
or plants, which within a period of five years from the completion of the development 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;

• An Environmental Risk Assessment regarding contamination of the site shall be carried
out before development commences to the satisfaction of the Authority.  Any remediation
works identified as being necessary will be completed before use of the site for its
intended purposes commences.

(One Member abstained and one voted against this decision.)

25.3 05/00277/DPA Erection of 14 flats and 4 houses with parking and ancillary works 
AT LAND TO WEST OF FOREST GATE ROAD, CORBY for A H 
Jackson & J B Yates

The Principal Planning Officer presented a report on a site comprising an area of 0.16
hectares situated on the west side of Forest Gate Road between Ribblesdale Avenue and
the Everard Arms public house.   The site previously housed private garages which had been
demolished.
A previous scheme for the erection of 20 flats had been refused for reasons of scale and
design.  The current application consisted of 14 flats in a two storey development and four
houses in the form of two pairs of 2½ storey, semi-detached, three bedroomed properties.
The proposal included parking provision for 26 cars.
The policy considerations relevant to the application were detailed within the report, together
with the outcome of consultations.  In response to publicity, a petition signed by nearby
residents had been submitted.  Concerns included noise, increased traffic/parking, height of
development, overlooking of gardens and blocking of light.
In contrast with the previous scheme, the development at the rear of the site now comprised
two pairs of semi-detached, three bedroom, two storey houses instead of six flats on three
storeys which gave a reduced number of units from 20 to 18.  The ridge height of the houses
would be 10.87 compared with a ridge height at Ribblesdale Avenue of 11.01m.
Each part of the development had been designed not to overlook existing properties with
blank elevations to the north and south of the frontage block of flats and only a small
bathroom window on the side elevations of the houses.
The proposed redevelopment of this brownfield site for flats and houses was therefore
considered to be acceptable and accorded with current planning policies.  The amendment of
the scheme from 20 flats to 14 flats and four houses addressed the concerns raised by
Members to the scale and design of the earlier scheme.
Cllr M Rodden addressed the Committee, representing the residents as Ward Councillor.  He
reminded Members that the previous scheme had been rejected on the grounds of over
development of the site and commented that the 1m height reduction at the rear of the
development did not alleviate the concerns.  The proposal relied on the ‘magic slope’ theory
whereby the development appeared less than three storey.  Residents would welcome a
sympathetic residential development on the site as opposed to the anti-social behaviour
problems previously experienced but the current proposals were for a development which
was higher than neighbouring properties and this was not acceptable.
The Applicant’s Agent, Mr O’Brien, addressed the Committee and asked Members to support
the proposals which represented effective use of a brownfield site in a sustainable  location,
close to the town centre.  The application accorded with the latest Government advice and
the scheme had been amended to address the concerns in respect of scale, height and
design.  There were other similar developments around the town and he circulated
photographs to illustrate this.
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Members remained concerned with the scale and size of the development and felt that the
applicant should amend the design further to accord with residents’ wishes.  The Corporate
Director explained that Planning Officers had assessed the application and believed it
addressed the issues previously raised by Committee and the recommendation was
therefore for approval.  Members reiterated their concerns and it was MOVED and
SECONDED that the matter be deferred at this time.

RESOLVED that: -
The application be deferred pending submission of amendments in line with Member’s
requirements to reduce the development to two-storey height.
(The Chair voted against this decision.)

25.4 05/00254/ADV First floor extension/conversion of existing night club/bar to 
Council offices at GROSVENOR HOUSE, GEORGE STREET,
CORBY for Corby Borough Council

The Principal Planning Officer presented a report detailing an application for extension and
conversion of former night club/bar premises adjacent to Grosvenor House for use as office
accommodation for Corby Borough Council.  There were no objections to the application and
policy considerations/representations were detailed with the report. Minor alterations to the
external appearance were required.

RESOLVED that: -
Approval be given subject to the following conditions and satisfactory resolution of concerns
over external appearance;

• The development must be begun not later than the expiration of three years beginning
with the date of this permission.

• No development shall take place until representative samples of external materials to be
used have been submitted to and approved in writing by the Planning Authority.
Development shall not be carried out other than in accordance with the approved details.

• Priors to works commencing on site, precise details of the handrail to the south elevation
shall be submitted to and approved in writing by the local planning authority.  The
development shall then be carried out in accordance with the approved plans.

26. 02/00047/OUT Warehouse, distribution and employment park (B1, B2, B8 use) AT
LAND BETWEEN ST MARKS ROAD AND THE RAILWAY LINE, ST 
JAMES INDUSTRIAL ESTATE, CORBY for Boden Properties Ltd

The Principal Planning Officer presented a report to seek Members approval of an outline
application comprising B1, B2 and B8 development on a brownfield site formerly known as
Soothills on the south side of the St James Industrial Estate.  The application had been
submitted with an indicative site plan.
Reference to the Corby Borough Local Plan had been missed from the report but was
detailed in the Late Items summary.  The consultation process had not resulted in any
objections to the application and points raised by statutory authorities and other
organisations were outlined in the report.
The site was allocated for employment purposes in the Local Plan and broadly accorded with
Local Plan objectives with the exception that it was not rail-served.  A specialist consultant
had undertaken a study in respect of rail linkage and had concluded that it was not
appropriate to seek rail-connected development at this time as the site was too small.
The Wildlife Trust and English Nature had concluded that the site no longer had the
conservation interest previously recorded but a condition in respect of a scheme of habitat
creation was recommended.
The application was subject to a mandatory requirement for referral to the Government Office
as a departure application before a decision was made.
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Members expressed some concerns, particularly in respect of traffic movement.  The
Principal Planner confirmed that a transport assessment had been undertaken on all
junctions and the Highways Authority was satisfied there would be no adverse impact.
Members raised the issue of commitments made to rail-served development on this and
other nearby sites and voiced their concerns that this had not been progressed.  Officers
recognised the concerns but reiterated the position in respect of rail linkage.  This had been
considered over a significant period of time and the outcome was that this was not feasible at
this time.  It may be possible to review this as other development took place in the area.

RESOLVED that: -
(a) The planning application be referred to the Secretary of State as a departure application.
(b) In the event that no direction is given by the Government Office, the application be
approved subject to the following conditions:
1. Approval of the details of the following reserved matters shall be obtained from the

Local Planning Authority in writing before any development is commenced
(a) siting
(b) the design and the external appearance of the buildings
(c) access to the site and the means of access to individual plots and
(d) the landscaping of the site
An application for approval of reserved matters may be made in relation to any
individual building or phase of development at the site subject to the limitations of the
agreed phasing scheme.

2. Plans and particulars of the reserved matters referred to in condition 1 above relating to
the siting, design and external appearance of the buildings to be erected, access to the
site and the means of access to individual plots and the landscaping of the site, shall
be submitted in writing to the Local Planning Authority and shall be carried out as
approved.

3. Application for approval of the reserved matters shall be made to the Local Planning
Authority before the expiration of three years from the date of this permission,

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

5. Conditions relating to Development Parameters/Site Management, Contamination,
Environmental Management Plan and Footpaths, Illumination, Drainage/Flood
management, Accoustic impact and Travel Plan/Highways as set out within the report.

(Three Members voted for this decision and three against.  One Member abstained.  Chair
used his casting vote and the MOTION was carried.)

27. Close of Meeting
The meeting closed at 8.35pm.


