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 14/00135/OUT Outline application (with all matters reserved) for the proposed 
development of 11 dwellings (single storey and storey-and-a-
half), access, landscaping and associated works – Church 
Piece, Willow Lane, Stanion 

Background 

The application site known as Church Piece is located on the southern side of Willow Lane 
on the edge of Stanion. The site is greenfield land currently used for agricultural purposes. 

The site is bound by dwellings on Willow Lane to the north west, village hall to the east, open 
countryside to the south and a row of low lying garages to the south west associated with the 
dwellings on Willow Lane. 

The site has a public right of way through the site which links through to a field beyond to the 
south east corner of the site.  

In regards to the topography the site slopes from the northern corner by approximately 1 in 
10 gradients down to the south. The site is bordered by native hedgerows on the eastern and 
south western boundaries.       

Description 

The application is an outline application (with all matters except access reserved) for the 
proposed development of 11 dwellings (single storey and storey-and-a-half), access, 
landscaping and associated works.  

Relevant Site History 

No relevant site history. 

Policies 

National Planning Policy Framework 

Policies 1, 9, 10, 13, 14 and 15 of the North Northamptonshire Core Spatial Strategy 

‘Saved’ Policies P1(E), P10(E), P2(V) and P5(V) of the Corby Borough Local Plan 

Consultation 

Environmental Quality 

No objection or comment subject to a condition in regards to restricting the hours of working 
to 0800-1900 Monday to Friday, 0830-1500 Saturday and no work on a Sunday or Bank 
Holidays. 

Bin provisions should be considered for refuse and recycling/kerbside collections and bin 
storage. 

Environment Agency 

No objection to the proposed development, as submitted, subject to the imposition of a 
condition in regards full details of a scheme including phasing, for the provision of mains foul 
sewage infrastructure on and off site has been approved in writing by the Local Planning 
Authority. 

Housing Strategy 

The scheme falls below the numbers that initiate the need for affordable housing. However, I 
am very pleased to note that single storey units are being delivered as this addresses older 
people with ground floor need in the private sector. 
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Natural England 

The application is in close proximity to the Geddington Chase and Cowthick Quarry Sites of 
Special Scientific Interest (SSSI). Natural England are satisfied that the proposed 
development being carried out in strict accordance with the details of the application, as 
submitted, will not damage or destroy the interest features for which these sites have been 
notified. We therefore advise your authority that these SSSI’s do not represent a constraint in 
determining this application. 

Crime Prevention Design Advisor 

Northamptonshire Police has no formal objection to the planning application. It is appreciated 
it is only for outline permission but we would like to comment that in general the indicative 
layout supplied is acceptable with the SPG ‘Planning out Crime in Northamptonshire. It is 
highly recommended that the applicant consults with the Crime Prevention Design Advisor at 
an early stage prior to any subsequent more detailed applications as recommended in the 
NPPF practice guidance. 

Stanion Parish Council 

At the meeting held on 14th May 2014 a vote was taken and no residents voted for this 
application and 52 residents voted against the application. The Parish Council has a 
responsibility and feels they must take these views into consideration when placing this 
objection. They object to the proposal on grounds of Special Landscape Area and the 
proposal being outside the village confines. 

The Ramblers Association 

We regret the loss of land given ‘Special Landscape Area’ status to the development. We are 
however, pleased to see the scale of the development and the lower height of the proposed 
dwellings, single storey and chalet style houses. Also with the footpath GZ11 remaining on 
its direct line will all help keep the longer view. The use and access of open space nearer to 
Harper’s Brook is a bonus. 

Landlord Services Manager  

No objections or comments. 

Anglian Water 

No objection to the proposal subject to some informatives. 

Wildlife Trust 

For both the report document entitled “Reptile Survey Report 2”, dated July 2014 and also 
the letter/report entitled “Precautionary Method of Works: Draft Method Statement”, dated 
06/07/14 by Ecology Link. We find their scope and content satisfactory in these 
circumstances here, and we consider them both to be fit-for-purpose. However, please also 
be aware that we note that the “Precautionary Method of Works” statement is only 
draft/interim/provisional format version here – and it will therefore require to be completed 
and finalised, as its author acknowledges, once the final layout and timeframe, associated 
with the above outline planning application for this particular development scheme proposal 
at this site location, have been decided upon and made readily/widely available. 

Highway Authority 

I believe the highways issues are sorted other than the potential access points into existing 
dwellings either side of the access road. This is something you could condition under the 
submission of plans for approval because fundamental issues such as visibility, width and 
footways are all okay. 

County Archaeological Advisor 

The results of the geophysical survey were not as promising as I had expected. The survey 
did however, identify possible activity although the results suggest that the potential for 



 

170 

extensive areas of activity are somewhat low. However, the survey did identify some areas of 
activity which need to be looked into in further detail and it must always be borne in mind that 
the geophysical survey does not identify all archaeological activity. In this case in light of the 
results of the survey I would advise that further targeted archaeological investigation, trial 
trenching, can be undertaken post determination by use of an appropriately worded 
condition.   

Local Plans 

Policies 1, 9 and 10 of the adopted North Northamptonshire Core Spatial Strategy set out a 
strategy for the distribution of housing. The strategy is one of urban concentration in order to 
promote sustainable patterns of development. A hierarchy is proposed based on a 
diminishing level of services and facilities which support sustainable distribution of 
development. Development is focussed towards the Growth Towns, including Corby with 
priority to the reuse of previously developed land, followed by sustainable urban extensions, 
limited development in villages which perform a local service role and restricted development 
in the open countryside. Development outside village boundaries will only be justified where 
it involves the re-use of buildings or, in exceptional circumstances, if it can clearly be 
demonstrated that it is required to meet local needs for employment, housing or services. 

Within this overall spatial development strategy, Table 5 of policy 10 in the adopted Core 
Spatial Strategy sets out indicative housing requirements for the rural areas in Corby 
Borough for the period 2001 to 2021. Corby was to accommodate 15,510 dwellings (92% of 
the Borough total) and the rural areas 1,290 dwellings (8%). Paragraph 3.86 and 3.87 
explain how this distribution aims to achieve a sustainable pattern of development. The 
urban focus needs to be maintained in order to ensure compliance with the National 
Framework and to adequately reflect the existing sustainable urban extensions approvals. 

At 31st March 2014, 787 dwellings had been built in the rural areas and there was 
outstanding consents for a further 656 dwellings. Therefore, the existing supply of housing in 
the rural area already outstrips the rural requirement to 2021. Provision of additional rural 
housing even within sustainable rural locations needs, therefore, to be very carefully 
considered, as it will exacerbate the imbalance of housing between the urban and rural 
areas. In turn, this will undermine the fundamental principles of sustainable growth set out in 
the adopted Core Spatial Strategy and the ‘golden thread’ sustainability principle of the 
National Framework. 

The proposal for residential development at this location beyond the boundary of the village 
would clearly extend the built development into the open countryside and is therefore 
considered contrary to the sustainability ethos of the National Framework and policies 1, 9, 
and 10 of the adopted Core Spatial Strategy. 

However, it is also necessary to consider any other relevant material considerations, 
including the requirement to maintain a five year supply of deliverable housing sites as set 
out in the National Framework. 

Updates to the Councils five year housing land supply assessment show the housing land 
supply situation is delicately balanced. This is significant because paragraphs 14 and 49 of 
the National Framework introduce a presumption in favour of sustainable development where 
the local planning authority cannot demonstrate a five year supply of deliverable housing 
sites. 

Read in the context of national policy, therefore, the key issue to consider is whether the 
proposal would amount to sustainable development. 

The Council has no adopted definition of sustainable development that allows proposals to 
be tested for sustainability within the context of North Northamptonshire. The only guidance, 
therefore, is the National Framework. It states that there are three dimensions to sustainable 
development namely economic, social and environmental. 
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The following broad policy assessment provides a starting point for assessing the proposals 
compliance with sustainable development. Further location-specific assessment is 
recommended in order to assess the particular merits of this proposal. 

Environmental - Many of the environmental aspects have already been considered through 
the generally poor access to services and public transport compared to higher order 
settlements. This will increase reliance on private transport to meet a number of daily needs, 
with particular emphasis on employment. The development will also result in encroachment 
into the countryside and the loss of greenfield sites with no justifiable need to support it being 
a ‘exception’ site, reflecting the environmental value of the land itself. 

Economic - In terms of the economic role, there would be a short term benefit from 
employment during the construction phases, but that would be created as part of any new 
housing development. Alternative locations for housing in, or adjacent to, an urban area 
would place it closer to the potential employment base, with better public transport options. 
The unsustainable nature of the site’s location is therefore increasing the reliance and travel 
distance for workers to the site. In terms of benefits to village services, there is no evidence 
that this proposal would make any difference. The economic role, whilst relevant, should not 
therefore be overstated, and is clearly not at a level which would outweigh the environmental 
harm. 

Social - The proposal would make a modest contribution to the housing land supply. The 
applicant states that the proposal will provide a mix of housing to meet a variety of needs. 
This should attract some weight in favour of the development but it must be balanced against 
the clear environmental harm. 

ADVERTISEMENT/REPRESENTATIONS 

1. Site Notices – Site notice was posted outside the site on 28th April 2014 

2. Public Notice (ET) – Advertised in the Corby Telegraph on 1st May 2014 

3. Neighbour Notification –  

 1, 2, 3, 4, 5, 7, 8, 9, 10, 11, 12, 12A, 13, 14, 14A, 15, 16, 17, 19, 21, 23, 25, 
27, 29, 31, 33 Willow Lane 

 Stanion Village Hall, Brigstock Road  

4. Summary of Representations – 92 letters of objection and 14 letters in support of the 
application. Summary of the representations are as follows: 

 The site is located within a flood plain. 

 Sewerage infrastructure unable to handle further development. 

 Unacceptable traffic impact of the development on Willow Lane. 

 Overdevelopment of the site. 

 Development is outside the confines of the village. 

 The proposal will blight the landscape. 

 Highway safety implications as a result of additional traffic. 

 Unsustainable location with residents needing to travel some distance away 
for shopping, leisure activities, medical facilities and employment. 

 The proposal will open the door to an uncontrolled sprawl and Stanion will no 
longer be a village. 

 The proposal will result in noise pollution. 

 The proposal will result in overlooking and loss of privacy. 

 There is a limited bus service. 

 The village school is full. 
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 There are no exceptional circumstances that would warrant approving this 
development.  

 A fear crime will rise and anti-social behaviour will rise. 

 Wildlife will disappear. 

 There are many properties for sale in Stanion and therefore there is no need 
for further houses.  

 The proposal will result in light pollution. 

 The site is within a Special Landscape Area which should be conserved and 
enhanced. 

 The village has lost a lot of amenities which are required to support the village 
of this size including a local garage, post office, 2 village shops and a public 
house. 

 The proposal will result in the loss of a greenfield site. 

 The proposal will adversely impact the view from the village. 

 The extra traffic would make it dangerous for people using the public right of 
way. 

 Housing need in this particular area is clearly not an issue. 

 The site is not a natural infill as the developer views it. 

 The proposal will not protect or enhance the natural environment. 

 Houses would blight the prominent and panoramic views afforded as you enter 
this field. 

 There are many brownfield and existing empty properties which should be 
developed first. 

 The application should be rejected due to the lack of full information, plans 
and layouts. 

 The proposal will result in a precedent potentially allowing further expansion to 
the detriment of the village. 

 The highways are A road subject to the national speed limit and are travelled 
by huge volumes of traffic on a daily basis with no cycle tracks and inadequate 
pedestrian crossings to aid safe travel to nearby settlements. 

 The pedestrian footpaths from the site are inadequate for pedestrian and 
wheel chair users. 

 The entrance will be covered in tarmac and will lose its beauty.  

 Policies focus growth towards the growth towns which is regarded as the most 
sustainable approach given the improved transport links and enhanced town 
centre.                                                                                                                                         

 The Council is able to demonstrate a 5 year housing supply and therefore no 
need for the development. 

 Access to the site is surely not a problem. 

 The field is no longer good for hay or animal grazing. 

 The proposal will blend in well with the environment. 

 The proposal is infill development between the village hall and council garages 
and not outside the village confines. 

 It about time somebody had the common sense to build bungalows. 

 The proposal has been designed sympathetically and the village environs 
have been taken into account. 

 The proposal will enhance the village. 
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 The introduction of bungalows will free up houses for families to live in which 
in turn will keep the school going and attend the church and village hall. 

 The proposal is in keeping with the village. 

 The village will lose more facilities if extra houses are not granted. 

 The proposal will allow residents in the village to downsize. 

 We are currently having a new shop/tea room built, which we need to be able 
to support as well as our existing pub, church, chapel and both village halls. 

 The government needs more houses built especially affordable homes. 

Report 

Introduction 

This application seeks outline consent (with all matters except access reserved) for the 
proposed development of 11 dwellings (single storey and storey-and-a-half), access, 
landscaping and associated works. The proposal will utilise an existing agricultural access 
from Willow Lane which is located between 9, 11 Willow Lane and 13, 15 Willow Lane. The 
site has a public right of way which runs from this access to the south east corner of the site.  

The application is being brought before Committee because of the level of representations 
received for the scheme. 

Planning Policy 

Section 38(6) of the Planning and Compulsory Purchase Act 2004 and Section 70(2) of the 
Town and Country Planning Act 1990 states that for the purpose of any determination to be 
made under the planning Acts the determination must be made in accordance with the plan 
unless material considerations indicate otherwise.  

In regards to Corby the Development Plan comprises of the North Northamptonshire Core 
Spatial Strategy (Adopted June 2008) and ‘Saved’ Policies of the Corby Borough Local Plan 
(Adopted June 1997). 

Since March 2012 a key material consideration is the National Planning Policy Framework 
(NPPF). For policies to be given weight in the determination of planning applications they 
would need to be in compliance with the NPPF.  

 

At the heart of the NPPF is a presumption in favour of sustainable development.  With regard 
to Local Planning Authorities making decisions on planning applications, this means: 

 approving development proposals that accord with the development plan without 
delay; and 

 where the development plan is absent, silent or relevant policies are out-of-date, 
granting permission unless: 

o any adverse impacts of doing so would significantly and demonstrably 
outweigh the benefits, when assessed against the policies in this Framework 
taken as a whole; or 

o specific policies in this Framework indicate development should be restricted. 

The ‘Saved’ Policies in the Corby Borough Local Plan date back to 1997 therefore limited 
weight if any can be given to these policies as referenced in the previous paragraph. The 
reason for this is that the policy assessment process is now very different from what it was in 
1997 in particular because of the adoption of the North Northamptonshire Core Spatial 
Strategy 2008 and the introduction of the NPPF in 2012. Assessment of the proposed 
development against these two documents will give a more accurate and up-to-date and thus 
more robust decision making process. 
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In regards to the relevant Policies and material considerations it is considered that the 
following are most relevant: 

With regard to the North Northamptonshire Core Spatial Strategy (NNCSS) Policies, Policies 
1, 9 and 10 set the overall spatial strategy for the borough, which in respect of this case 
refers to limited development in villages and restricted development in the open countryside. 

Policy 1 of the NNCSS states that: 

“To achieve greater self-sufficiency for North Northamptonshire as a whole, 
development will be principally directed towards the urban core”. 

“Development adjoining village boundaries will only be justified where it involves the 
re-use of buildings or, in exceptional circumstances, it can be clearly demonstrated 
that it is required in order to meet local needs for employment, housing or services”. 

 Policy 9 of the NNCSS states that: 

“New building development in the open countryside outside the Sustainable Urban 
Extensions will be strictly controlled”. 

“Priority will be given to the reuse of suitable previously developed land and buildings 
within the urban areas, followed by other suitable land in urban areas” 

“Preference will be given to locations that are accessible by a choice of means of 
travel”. 

Policy 10 of the NNCSS states: 

“New housing will be focussed at the three Growth Towns, with modest growth at the 
Smaller towns and Rural Service Centres, limited development in the villages and 
restricted development in the open countryside”. 

Policy 13 of the NNCSS states that development should: 

“Be designed to take full account of the transport user hierarchy of pedestrian-cyclist-
public transport-private vehicle, and incorporate measures to contribute to an overall 
target of 20% modal shift in developments over 200 dwellings and elsewhere 5% over 
the plan period”. 

“Be of a high standard of design, architecture and landscaping, respect and enhance 
the character of its surroundings and be in accordance with the Environmental 
Character of the area”. 

“Create a strong sense of place by strengthening the distinctive historic and cultural 
qualities and townscape of the towns and villages through its design, landscaping and 
use of public art”. 

“Allow for travel to home, shops, work and school on foot and by cycle and public 
transport”. 

“Not result in an unacceptable impact on the amenities of neighbouring properties or 
the wider area, by reason of noise, vibration, smell, light and other pollution, loss of 
light or overlooking”. 

“Not have an adverse impact on the highway network and will not prejudice highway 
safety”. 

“Conserve and enhance the landscape character, historic landscape designated built 
environmental assets and their settings, and biodiversity of the environment”. 

Policy 14 of the NNCSS states: 

“Residential development involving 10 or more dwellings or 0.5 hectares or more of 
land, and non-residential development involving 1,000 square metres gross floor area 
or 1 hectare or more of land should demonstrate that at least 10% of the demand for 
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energy will be met on-site and renewably and/or from a decentralised renewable or 
low-carbon energy supply”. 

Policy 15 of the NNCSS states: 

“Provision will be made for the delivery of a balanced mix of housing types and 
tenure”. 

“To meet local need and to ensure that a percentage of all new development is 
genuinely affordable, affordable housing provision of 30% will be sought in Corby”. 

Paragraph 17, bullet point 5 of the NPPF advises that planning should recognise the intrinsic 
character and beauty of the countryside.  Para 49 states that: 

“Housing applications should be considered in the context of the presumption in 
favour of sustainable development. Relevant policies for the supply of housing should 
not be considered up-to-date if the local planning authority cannot demonstrate a five-
year supply of deliverable housing sites”. 

In respect of rural housing, Para 54 states that  

“Local Planning Authorities should be responsive to local circumstances and plan 
housing development to reflect local need, particularly for affordable housing, 
including through rural exception sites where appropriate.  Local Planning Authorities 
should in particular consider whether allowing some market housing would facilitiate 
the provision of significant additional affordable housing to meet local needs.” 

At Para 64 the NPPF states that: 

“Permission should be refused for development of poor design that fails to take the 
opportunities available for improving the character and quality of an area and the way 
it functions” 

Principle of Development 

The proposal is located outside the settlement boundaries of Stanion on agricultural land 
within the open countryside. There is clear delineation between the built form of the village 
and open countryside. Willow Lane currently comprises of a ribbon form of development with 
the rear gardens of the properties creating a distinctive village boundary. The only exception 
to this is the village hall to the north east and a row of low lying garages to the south west. 

The primary approach of the NNCSS is to seek to promote sustainable development with 
development being focused on the main urban areas within North Northamptonshire (Corby, 
Kettering and Wellingborough). Development within villages should be of a limited scale and 
there is a restriction on development within the open countryside. 

The NNCSS is primarily in accordance with the NPPF in respect of this approach as it seeks 
to ensure development is delivered in a planned and sustainable way.  

The principle of development is not supported in this location as it sits outside of the village 
settlement. The proposal is contrary to the objective of the above policies which look to 
support sustainable development primarily within the urban area of Corby. There is no 
exceptional circumstance why this site should be developed and it has not been clearly 
demonstrated that the proposal meets local needs. 

Sustainability 

It is necessary to consider the requirement to maintain a five year supply of deliverable 
housing sites as set out in the NPPF. 

Updates show that the Council do not have a five year housing supply against the Interim 
Housing Statement. This is significant because paragraphs 14 and 49 of the NPPF introduce 
a presumption in favour of sustainable development where the Local Planning Authority 
cannot demonstrate a five year supply of deliverable housing sites. As a result, schemes 
would be considered against the three dimensions of sustainable development and this 
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includes three specific roles: environmental, economic and social. All three need to be 
considered together and not in isolation. Whilst the Local Planning Authority must have 
regard to this it is important to acknowledge that the 11 dwellings proposed does little to 
contribute towards the shortfall in housing that the Council need to deliver. 

Sustainability of the settlement considered as part of the settlement hierarchy within the 
NNCSS which is based on diminishing level of services and facilities to promote a 
sustainable pattern of development. Stanion is considered to have generally poor access to 
services and public transport compared to higher order settlements. 

Environmental Impacts – As mentioned above the application site has generally poor access 
to services compared to higher order settlements. At present the village has a primary 
school, public house, village hall, church and has a limited bus service. The proposal will 
increase reliance on private transport to meet a number of daily needs, with particular 
emphasis on employment, shopping, education and leisure. The residents will be reliant on 
the services of the higher order settlements in this case the towns of Corby and Kettering. 
The development will also result in encroachment into the open countryside, and will result in 
the loss of a greenfield site with no justifiable need to support it being an ‘exception’ site, 
reflecting the environmental value of the land itself. Further environmental impacts are 
considered under the Design, Character and Appearance section below. 

Economic Impacts - In terms of the economic role, there would be a short term benefit from 
employment during the construction phase, but that would be created as part of any new 
housing development in the borough. Alternative locations for housing in, or adjacent to, an 
urban area would place it closer to the potential employment base, with better public 
transport options. The unsustainable nature of the site’s location is therefore increasing the 
reliance and travel distance for workers to the site. In terms of benefits to village services, 
there is no evidence that this proposal would make any difference. The economic role, whilst 
relevant, is clearly not at a level which would outweigh the environmental harm. 

Social Impacts - The social role requires the incorporation of a mix of housing tenures. This 
scheme provides 3 affordable housing units. The affordable housing was only proposed 
during the course of the submission of this application and only delivers the policy 
requirement of 30% as required within Policy 15 of the NNCSS. Whilst this will provide some 
benefits it still does not outweigh the clear environmental harm.  

This proposal is not considered to be sustainable development because it conflicts 
fundamentally and irreconcilably with the distribution of housing policies in the NNCSS. This 
is the case, regardless of whether there is, or is not, a five year supply of deliverable housing 
land.  

Design, Appearance and Character 

The site in question is some 0.91 hectares in size, is an irregular shaped site bound by 
dwellings on Willow Lane to the north west, village hall to the east, open countryside to the 
south and a row of low lying garages to the south west associated with the dwellings on 
Willow Lane. The site is bordered by native hedgerows on the eastern and south western 
boundaries. 

The site has a public right of way through the site which links through to a field beyond to the 
south east corner of the site. The site provides wide uninterrupted panoramic views of the 
open countryside from the access point on Willow Lane.    

The proposal is for the erection of 11 detached dwellings on a field which is adjacent to 
residential properties on Willow Lane.  The properties are proposed to be a combination of 
single storey and storey-and-a-half dwellings. The proposal is in outline form therefore whilst 
sketch details have been provided of the proposed dwellings the full details will not be 
realised until the submission of a reserved matters application. The sketch details show fairly 
simple designed 2 bed and 3 bed bungalows and chalet type dwellings. The properties will sit 
within fairly generous size plots, with some of them having detached single and double 
detached garages with some being integral to the house. 
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Willow Lane currently comprises of a ribbon form of development with a distinctive village 
edge. The only exception to this is the village hall to the north east and a row of low lying 
garages to the south west. The proposal is not considered to be a natural extension or 
rounding off to the village and the houses on Willow Lane turn their back onto the site. It is 
considered that the proposed development will not protect the form and character of the 
village.  

The proposed access onto the site currently comprises of an attractive green infrastructure 
which directs views across the open countryside. This will be lost with the provision of a 
tarmac access route with paths either side which dominate the views towards the site. This 
will erode the attractive rural setting and views over the open countryside. Because of the 
width of access there would be no remaining land to include a verge either side to 
accommodate any form of landscaping. This will therefore be a very stark entrance to the site 
which will be detrimental to the character of the area. This will no doubt be further impacted 
by the proposed dwellings which will be clearly visible from Willow Lane.    

Residential Amenity 

With regard to amenity the proposed dwellings are generally set within spacious plots. The 
impact on residential amenity of dwellings on Willow Lane would be minimal given the 
topography of the site and the distances between the properties. In regards to the proposed 
dwellings themselves there appears sufficient space between dwellings so as not to result in 
any significant adverse impact on residential amenities. The proposal is in outline form so we 
would only be in a position to consider the full impact of the scheme at reserved matters 
stage.  

Highway Matters 

As mentioned above the vehicular and pedestrian access point will be located off Willow 
Lane and will utilise the full width of land between the boundaries of 11 and 13 Willow Lnae. 
The Highway Authority have considered the proposal and are satisfied with the access from 
a highway safety point of view for the number of dwellings proposed to be served. An access 
point to the lower field from the public right of way also forms part of this application and 
therefore should be detailed as this is not a reserved matter. Insufficient information has 
been provided in regards to the detail of this and as such we are not able to determine the 
acceptability of this element of the application. In regards to parking the proposed dwellings 
will have provision of over 2 spaces per dwelling. This is considered to be more than 
sufficient for the proposed development. 

Ecology 

Ecological information has been submitted during the course of the application and has been 
consulted on with the Wildlife Trust. Whilst the Wildlife Trust consider the scope and content 
survey to be acceptable they are only in draft and will not be able to be finalised until the final 
layout has been determined at reserved matters stage. 

Landscaping 

There are no details submitted in regards to landscaping other than the indicative layout 
which shows landscaping interspersed through the development and a proposed orchard on 
the lower field owned by the applicant. Landscaping is a reserved matters issue so details of 
this have not yet been submitted at this stage. 

Archaeology 

The site is close to an Archaeological Site as designated within the Corby Borough Local 
Plan. The County Archaeological Advisor considered the proposal and asked that a 
geophysical survey was undertaken before determination of the application. This has 
subsequently been submitted and has been assessed. The County Archaeological Advisor 
has requested a condition which requires the implementation of a programme of 
archaeological work in accordance with a written scheme of investigation to be submitted 
and agreed in writing by the Local Planning Authority.  
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Refuse Collection 

With regard to refuse and recycling collections, these can take place from within the site 
which should meet the Council’s kerbside collection criteria. The details of this would be 
required at reserved matters stage. 

Conclusion 

In conclusion the benefits of the proposal include the delivery of housing and some social 
and economic benefits. However, it is considered that the modest benefits are outweighed by 
the environmental harm which is contrary to the NNCSS which seek to focus growth to more 
sustainable locations. The development is not considered sustainable because the adverse 
impact of the environmental harm cannot be outweighed by the economic or social benefits. 
The site is located within open countryside, without any clear justification demonstrating that 
there are exceptional circumstances or it is required in order to meet local needs. 

The proposal is not considered to protect the form and character of the village which will 
compromise uninterrupted panoramic views over the countryside and will erode the rural 
setting of the village. The access to the site will be dominated by the introduction of a full 
width access road which will further adversely impact the rural setting in which it lies.  

For the reasons set out above the proposal is recommended for refusal. 

Reasons for Refusal:  

1. The proposal is for residential development in the open countryside, without any clear 
justification demonstrating that there are exceptional circumstances or it is required in 
order to meet local needs. The proposal is unsustainable which results in significant 
environmental harm which cannot be outweighed by economic or social benefits that 
may result from the proposed development. The proposal is therefore contrary to the 
National Planning Policy Framework and Policies 1, 9, 10 and 13 of the North 
Northamptonshire Core Spatial Strategy. 

2. The proposal is not considered to protect the form and character of the village and 
compromises uninterrupted panoramic views over the countryside which will erode 
the rural setting of the village. The vehicular and pedestrian access to the site will 
dominate views from Willow Lane and will further adversely impact the rural character 
of the area. The proposal is therefore contrary to the National Planning Policy 
Framework and Policies 1, 9, 10 and 13 of the North Northamptonshire Core Spatial 
Strategy. 

Statement of Applicant Involvement: 

Discussions with the agent have not resulted in agreement as to how the planning objections 
may be addressed. 

Officer to contact:  

Mitesh Rathod  


