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Development Control Committee 20th November 2012
 
 

 11/00215/OUT Outline application for demolition of existing school buildings and 
redevelopment of the site to provide 95 residential dwellings, together 
with parking, access road, communal square, children’s playground, 
utility services and other associated works – Our Lady And Pope John 
School, Tower Hill Road, Corby. 

Background 
The application site is a 2.37 hectares site which is located off Tower Hill Road within 85 
metres of the junction with Gainsborough Road.  Uppingham Road (A6003) is to the west 
and separated from the site by a playing field. Directly to the south of the site is the newly 
opened Kingswood School and along the northern boundary are residential dwellings. The 
surrounding area is predominantly residential in character.   

The site is currently occupied by an existing school (Our Lady and Pope John School) which 
is now vacant and is surplus to requirements of the Local Education Authority. Access to the 
site is gained from Tower Hill Road.  

Description 
The application is an outline application for demolition of the existing school buildings and 
redevelopment of site to provide 95 residential dwellings, together with parking, access 
roads, communal square, children’s playground, utility services and other associated works. 

Relevant Site History 
96/00166/CO - The demolition of 15 metre high concrete chimney and the erection of three 
new chimneys, three metres high above the boiler room - Application Permitted 25th July 
1996 
97/00174/CO - The erection of 2.4 metre high security fencing - Application Permitted 7th July 
1997 
98/00164/CO - Erection of 2.4 metre high security fencing - Application Permitted 14th August 
1998 

03/00054/DPA - Construction of car park extension and upgrade to other areas and 
formation of pedestrian access - Application Permitted 11th April 2003 

Policies 
National Policy and Guidance 

• National Planning Policy Framework 

Core Spatial Strategy 

• Policy 6: Infrastructure Delivery and Developer Contributions 
• Policy 9: Distribution & Location of Development 
• Policy13: General Sustainable Development Principles 
• Policy 14: Energy Efficiency and Sustainable Construction  

Corby Borough Local Plan 

• ‘Saved’ Policy P1(E) – Environmental Protection of Development Sites 

CONSULTATION 
CBC Principal Engineer 

No objection: Drainage provision to accord to drainage study. Responsibility for the facility 
needs to be sorted out. If CBC is to maintain then it is important to ensure someone from 
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CBC inspects during construction. It appears to be under an open space so future 
maintenance may be on the basis of a commuted sum. County to input on highway network. 
First properties off Tower Hill Road have accesses too close to the junction. Vehicle speeds 
may be too high to enable the driver of any following car to avoid a collision. The roads have 
limited width so if the provided car parking cannot accommodate demand there may be a 
problem. There needs to be some thought about bin storage. Some properties don’t appear 
to have rear access. Is the bin storage all to be to the front of the properties? There should 
not be a problem about collection as all the roads ought to be accessible by refuse vehicles. 
However some immediate frontages will be blocked by parked cars. Adequate footway width 
needed to allow bins to be placed.  

NCC Access Development Officer 

No objection: The proposal for the inclusion of secure cycle parking within the curtilage of 
each dwelling, as set out in the application Transport Assessment, is indeed welcomed. With 
regard to access to the site for cyclists, it is noted that the Transport Assessment makes 
mention of the existing shared-use cycle/footway along Gainsborough Road, leading to 
Kingswood School. We suggest that, to help encourage travel to/from the site by bicycle, the 
existing footway leading from the Gainsborough Road shared-use surface to at least as far 
as the proposed pedestrian entrance at the south-east corner of the site, is itself upgraded to 
a shared-use cycle/footway, thereby giving a complete and safe off-road cycle link from the 
site into Corby Town Centre. The upgraded surface would need to be a minimum of 3 metres 
in width, and signed with the appropriate shared-use roundels. 

NCC Planning Policy 

No objection: Advice has been provided on relevant policies. 

NCC Principal Project Officer 

No objection: New development schemes place additional demand for fire and rescue 
resources. The county council applies a contribution towards local fire and rescue 
infrastructure costs. This development will require 2 fire hydrants to be installed. The 
hydrants should be installed at the same time as the rest of the water infrastructure and prior 
to any dwellings being occupied. The final location of the fire hydrants for this development 
must be agreed in consultation with Northamptonshire Fire and Rescue Service Water 
Officer. A development of this size would be expected to generate 24 primary school aged 
pupils and 11 secondary school aged pupils, based on the mix of the development and our 
pupil generation multipliers. Due to the considerable growth in Corby, as well as the 
increasing birth rate, it is necessary county to request towards primary education. As a result 
we will be requesting a full primary school contribution. From a secondary school 
perspective, Kingswood School is the closest school to the development. As of January 2011 
this school had 106 surplus places across the year groups. Although this number is expected 
to fall by 2016, it is still forecast to have sufficient places to be able to accommodate pupils 
coming from this development.  

CBC Housing Strategy  

No objection: Affordable portion does not meet 30% criteria under policy. Housing mix and 
layout seems okay. Affordable portion to be affordable ownership due to other need in this 
area. Concerns that apartments will be in demand for affordable homes. 

CBC Housing Services 

No objection: No comments or objection. 

CBC Environmental Health 

No objection: Phase 1 desk study shall be carried out to identify and evaluate all potential 
sources of contamination and the impacts on land/or controlled waters, relevant to the site. A 
Phase 2 site investigation shall be carried out to fully and effectively characterise the nature 
and extent of any land contamination and/or pollution of controlled waters. Where the risk 
assessment identifies any unacceptable risk or risks, a detailed remediation strategy to deal 
with land contamination and/or pollution of controlled waters affecting the site shall be 



 

093 3 

submitted and approved by the LPA. No works, other than investigative works, shall be 
carried out on the site prior to receipt of written approval of the remediation strategy by the 
LPA. If, during development, contamination not previously considered is identified, then the 
LPA shall be notified immediately and no further work shall be carried out until a method 
statement detailing a scheme for dealing with the suspect contamination has been submitted 
to and agreed in writing with the LPA.  

Anglian Water 

No objection: Provides informative statements. 

Crime Prevention Design Advisor  

No objection: The four dwellings on the inner section of ‘The Avenue’ should be rotated 
through 90 degrees to front the Avenue. This will eliminate the need for long lengths of 
fencing/walls which will not provide adequate natural surveillance for pedestrians or the on 
street parked vehicles. It is noted that the dwellings will be built to ‘Section 2 – Physical 
Security’ of the ‘Secured by Design – New Homes’ document in order to maintain the 
required points for CSH. If consultation with the police is maintained and recommendations 
followed the currently submitted layout etc should have no difficulty in obtaining full ‘Secured 
by Design’ accreditation. Landscaping, lighting and boundary treatments are for reserved 
matters but as advised in ‘Safer Places’, architects and developers should consult with the 
police Crime Prevention Design Advisor at the earliest opportunity preferably prior to any 
further application which could help match the crime prevention measures to the actual, as 
well as the perceived crime risk for the area. 

JPU Design Action Manager 

No objection: Connectivity – It is important that this site connects to the wider street 
network, or doesn’t frustrate future connections. I welcome the new wide pedestrian 
connection to the south east corner of the site. Consideration should be given to a link to 
Squirrel Close and west of the site particularly given the western urban extension. Active 
frontage – I welcome the changes to have more built form overlooking the street, although I 
note that there will still be rear garden boundaries for much of its length. The applicants 
should provide a plan indicating where the front of each building is intended to be, which can 
then be secured at detailed stage. The architectural typology should include something about 
the treatment of corner buildings to specify how they turn the corner, where the front will be, 
and that there will be overlooking windows. Continuous enclosure – We welcome the strong 
sense of enclosure around the central square with buildings in groups of the three set close 
to the back edge of the footway. On the southern perimeter, the deep dwellings, set back 3-
4m from the street edge has the potential to compromise the sense of enclosure and also 
creates very small rear gardens. A different typology with wider, shallower dwellings, integral 
garages set closer to the street or link detached dwellings would allow for a greater sense of 
enclosure and more space for rear gardens. Public realm – We welcome the tight radii, on 
street parking and principle of a central square incorporating public space and parking and 
the proposal to use homezones. A strong landscape structure is welcomed. I don’t 
understand why the play area has been relegated to the back of the site, and not put in the 
largest and best overlooked public space. It would be much better in the central square. The 
treatment and use of the tree frontage to Tower Hill Road also needs careful thought so that 
it doesn’t feel like left over land which no one can use or feel safe in.  

Highways 

No objection: No objection in principle to the proposal however if you are minded to give 
approval to this application please impose the following condition with any permission 
granted:- Notwithstanding the submitted details, prior to the commencement of development 
the following access details shall be submitted with any permission granted:- 1) Kerbing, 
surfacing and restoration work specifications and details to form the promoted residential 
estate street junction to Tower Hill Road, including details of the tactile paving crossing 
points to aid pedestrian movement. 2) Means of drainage. 3) Provision of vision splays at the 
junction with the public highway. The subsequent submitted details shall illustrate a 
residential estate street junction which is to the local highway authority’s adoptable standard. 



 

093 4 

The hard surfacing shall be completed in accordance with the approved details in 
accordance with a timetable to be agreed in writing by the local planning authority prior to the 
commencement of development. Development shall be constructed in strict accordance with 
the approved details and approved vision splays retained thereafter. Residential Travel Plan 
– The “Residential Travel Plan” shall be implemented and approved in writing by the 
Planning Authority to serve this additional facility, to maximise travel to and from the site by 
methods other than by the use of a single private car occupant which shall be reviewed and 
updated on an ongoing basis. Section 106 – You are no doubt aware of the “North 
Northamptonshire Strategy for Growth” where contributions are requested to fund “pooled” 
Strategic Infrastructure or other such highway improvement works that may be identified and 
request that a S106 agreement be introduced to satisfy this need. 

Environment Agency  

No objection: We consider the details in the revised FRA have been undertaken in line with 
the guidance contained in Annex E of Planning Policy Statement 25 ‘Development and Flood 
Risk’ (PPS25), and these are considered appropriate for the scale and nature of the 
proposed development. This is subject to conditions in regards to provision, implementation, 
ownership and maintenance of the surface water drainage for the site; and conditions in 
regards to groundwater and contaminated land. 

Natural England 

No objection: From the information provided with this application, it does not appear to fall 
within the scope of the consultations that Natural England would routinely comment on. The 
lack of comment from Natural England should not be interpreted as a statement that there 
are no impacts on the natural environment. Other bodies and individual may be able to make 
comments that will help the Local Planning Authority to fully take account of the 
environmental value of this site in the decision making process. 

The Wildlife Trust 

No objection: The standard and content of the relevant supporting ecological work 
submitted on behalf of the Applicant is satisfactory and acceptable in the circumstances. It 
will be important to ensure that, either by way of Conditions or a S106, all of the ecological 
consultants recommendations for the retention, protection, enhancement and mitigation of 
the biodiversity matters are actually delivered on-the-ground and managed for conservation 
objectives in the future. Therefore, an Ecological Management Plan, including both 
Management Prescriptions and Monitoring Programme requirements (particularly in respect 
of the quality/condition of any new habitat areas and protected species population in respect 
of this latter element), might well be a beneficial Conditioned item. We would recommend the 
use of non-native species only in any soft landscaping scheme associated with this particular 
development. It is disappointing to note that there appears to have been absolutely no front-
loaded, integrated treatment of Green infrastructure (GI) Principles in the masterplanning of 
this particular development despite the fact that the footprint of this Application Site lies right 
in the middle of an area between a Local GI Corridor route and a major, strategic Sub-
Regional GI Corridor route too, and also that it is close to the important King’s Wood Local 
Nature Reserve area. 

ADVERTISEMENT/REPRESENTATIONS 
1. Site Notices – Site notice was posted outside the site on 12th July 2011.   
2. Public Notice (ET) – Advertised on 4th July 2011. 
3. Neighbour Notification –  

o 1, 3, 5, 7, 9 Bishops Way 
o 17, 19, 21, 23, 25, 27, 29, 31, 33, 35 Manor Drive 
o 2, 4, 6, 8, 10, 12, 14, 16, 18, 20, 22, 24 Squire Close 
o 7, 9, 11, 13, 15, 17, 19, 21, 23, 25, 27, 29, 31, 33, 35, 37 Glyndebourne Gardens 
o 37, 39 Tower Hill Road 
o Knights Lodge, Tower Hill Road 
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o Kingswood School, Tower Hill Road 
o 1 Knights Close 
o Great Oakley Farms Ltd 

4. Summary of Representations – 4 representations have been received with the 
following comments: 

o Loss of privacy 
o Loss of light 
o Levels of traffic, no consideration of the Kingswood School 
o Infrastructure not sufficient to cope with additional traffic 
o Traffic safety implications especially as a result of the proximity of the houses 
o Insufficient parking 
o Loss of trees will impact on the amenity of the area 
o Concerns in regards to flooding 
o No need to build additional housing in Corby 
o Where are the facilities for residents e.g. shops, doctors, dentists – not 

enough facilities to cope with additional residents 
o There is an opportunity to provide a west-east pedestrian/cycleway 

connection from the A6003 to Gainsborough Road/Tower Hill Road which will 
benefit the future Western Sustainable Urban Extension 

REPORT 
Introduction 

The submitted application proposes 95 residential units – 85 houses (17 two-bed, 64 three-
bed and 4 four-bed) and 10 flats/maisonettes (4 one-bed and 6 two-bed) at Tower Hill Road, 
Corby. This application is for outline permission which is seeking approval for access, layout 
and the principle of development. The matters which are ‘reserved’ for future approval are 
appearance, landscaping and scale. The application has been revised during the course of 
the application as a result of consultation responses to the proposal. 

The Principle of Development 

The site is currently occupied by a vacant school (Our Lady and Pope John School) and land 
associated to that use. Thus the site represents formerly developed land. 

The school buildings make little contribution to the overall character of the area. Given the 
newly developed Kingswood School on the adjacent site this application site has now 
become surplus to requirements by the Education Authority. The site is in a predominantly 
residential area and therefore principle of developing this site for housing is not in question. 
The submitted application proposes to develop the site for residential use with a density of 40 
dwellings per hectare.  

Design, Layout, Scale and Massing 

The existing context to the north and east of the site is characterised by low-density 1960s-
1970s housing. The layout of the surrounding streets, are relatively ordinary with cul-de-sacs 
being a predominant feature. This unfortunately restricts pedestrian permeability through the 
existing street layout.  

Following pre-application discussions and during the course of the planning application the 
scheme has evolved to take into consideration various consultation responses. The 
proposed application is currently in outline form and proposes a mix of dwelling type and 
size.   

The proposed layout of the site utilises the existing access point off Tower Hill Road and 
proposes a new pedestrian/bicycle access in the south-east corner of the site. In regards to 
the layout of the development a green central square is proposed with terraced dwellings 
framing it. The proposed development also promotes structured landscaping throughout the 
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development including a central open space and enhanced local play area in the north west 
corner of the site. 

A representation has been received by the agents on behalf of the landowners of the 
proposed Western Urban Extension on the opposite side of the A6003. This representation 
requests that consideration is given to a west-east pedestrian/cycleway connection from the 
A6003 to Tower Hill Road. Although the masterplan of the proposed Western Urban 
Extension is not sufficiently advanced to consider specific locations for pedestrian/cycleway 
links the applicant has allowed for future provision in the south-western corner of the site. 
This proposal therefore does not preclude the formation of a potential link if this was deemed 
necessary in the future.  

The scale and massing of the proposals have been considered in relation the existing 
context of the low-rise single and two-storey dwellings to the north and east of the site. 
Although scale is a reserved matter the submission provides parameter drawings to ensure 
that assessment can be made on impact on the surrounding area. These parameter 
drawings indicate that development will be of a scale in keeping with the surrounding 
dwellings.  The proposals therefore reflect this typology however is slightly denser than the 
surrounding areas. Dwellings are proposed to be two-storey with pitched roofs in the main 
with a height not exceeding 8.6 metres. This will create a more open aspect to the properties 
located to the north of the site then they currently enjoy with the obstructions of the existing 
four storey school blocks.  

As the application is currently in outline form, the exact design and appearance of the 
properties is undetermined and will be decided at the submission of reserved matters 
(although the indicative details submitted would appear acceptable). It is proposed that the 
development will attain a Code for Sustainable Homes Level 3 and this will to an extent 
influence the design and appearance of the building through the materials used and the 
renewable energy measures incorporated. 

However, based on the amount, layout and scale details provided, the principle of 95 
dwellings in the form proposed is not considered unacceptable and will improve the overall 
appearance of the site and will relate to the surrounding area.  

Parking and Traffic Implications 

The main road fronting the site is Tower Hill Road. It is proposed to provide access to the site 
directly off Tower Hill Road utilising the existing access point for the school. A transport 
assessment has been submitted in support of the application.  

The Highway Authority does not object to the proposal in principle subject to conditions in 
regards to works to the access, drainage and vision splays. As such should the LPA be 
minded to approve, highways have requested submission of exact access details splays so 
as to ensure the access meets in accordance with Highway Authority standards. It is 
accepted that the proposed access arrangements for the site would represent a safe form of 
access which can be accommodated without compromising highway safety; any minor 
technical concerns at this stage can easily be overcome at the submission of reserved 
matters. 

The application proposes 136 parking spaces within the site. This will provide a ratio of 1.4 
dedicated parking spaces per residential unit across the development. This is not too 
dissimilar to the ratio of similar sized developments within Corby and meets in accordance 
with the adopted Northamptonshire Place and Movement Guide. 

Given the nature of the development and that the development is located fairly near to shops 
and services, within walking distance from the town centre and has a frequent bus service 
very close to the site; parking provision below the maximum 1.5 spaces per unit is 
considered acceptable and in the best interests of realising the principles of sustainability in 
accordance with the National Planning Policy Framework.  
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Residential Amenity 

The application site is bounded by residential dwellings on the northern boundary of the site, 
to the east is Tower Hill Road with residential dwellings on the opposite side of the road, to 
the south and west are playing fields for the Kingswood School. In regards to residential 
amenity the residential properties to the north on Squire Close and Manor Drive are 
approximately 21 metres away from the proposed dwellings in the main which is an 
acceptable distance not to result in adverse impact on the residential amenities of existing 
property. There is one proposed dwelling positioned in the north-east corner of the site which 
will be approximately 15 metres away from dwellings on Squire Close. This relationship will 
however be the back of dwellings on Squire Close to the gable end of the proposed dwelling. 
This distance is considered appropriate when considering the relationship. The impact of the 
application site as a result of overlooking and loss of privacy on existing residential properties 
is considered acceptable.  

Based on the proposed layout submitted and the relationship with surrounding properties, 
loss of privacy/residential amenity to surrounding properties will not be significant.  In fact the 
outlook for some of the properties on Squire Close and Manor Drive will be improved as a 
result of proposed development which proposes two storey dwellings compared to four 
storey school buildings on the existing site. 

Internally the indicative layout is such that 95 units can be accommodated with adequate 
privacy and residential amenity. 

Landscaping 

The trees identified within the site are mainly located on the eastern boundary with Tower Hill 
Road. A number of these trees are proposed to remain to provide a ‘green character’ to the 
development. Those that will be removed are of no sufficient individual quality to be retained. 
The submission includes a landscape strategy with a comprehensive landscaping scheme 
being submitted at reserved matters stage. The strategy considers the three primary street 
types which includes the ‘Avenue’ (the main access road to the application site), the ‘Square’ 
(the central part of the development) and ‘Homezones’ (to the west of the site). It is proposed 
that the Avenue will comprise of a linear tree lined street.  

The Square at the central part of scheme is proposed to be the main amenity space 
comprising of 1400 square metres and is proposed to include mature tree planting. The 
Homezones area is proposed to have structured tree planting to soften the hard landscaping.  

The proposal also includes a play area in the north-west portion of the site which comprises 
an area of 260 square metres. It is intended that this play area will be for children under the 
age of five which is known as an Enhanced Local Area of Play.   

At this stage we have not been presented with a detailed scheme for the landscaping which 
will form part of any reserved matters application in the future.  

Drainage 

The Council’s Principal Engineer has been consulted over issues of drainage and has 
indicated his satisfaction with the proposed development for the underground attenuation 
tank under the central open space. Management and adoption of the attenuation tank will be 
addressed through the S106 Agreement. Highway Authority has requested that details are 
submitted demonstrating that there will be no discharge of water on to the highway but are 
generally satisfied that there should be no problem with this.  

Taking the above into account it is not considered that drainage or water run off will be a 
significant issue and should not prevent the granting of planning permission given that it can 
be controlled through condition. 

Ecology 

An ecological assessment has been submitted with the application. This assessment 
contains a number of recommendations. Natural England has not made any specific 
comments on the application and the Wildlife Trust has asked for the recommendations 
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within the assessment are undertaken via a condition. They also recommend a condition is 
imposed for an Ecological Management Plan and that landscaping included in the 
development should only contain native species. It is considered that these points can be 
overcome subject to conditions.  

S106 Contributions 

A viability assessment was submitted with the application. This showed that the scheme was 
unviable with all S106 contributions and affordable housing at the 30% policy target (Policy 
15 of the North Northamptonshire Core Spatial Strategy). 

The viability assessment has been independently reviewed. The review supports the 
applicant’s contention that the scheme is unviable. 

As Members will be aware a report was presented and ratified by this Committee on the 25th 
September 2012 on the subject of Deferred Developer Contributions (summary of Deferred 
Developer Contributions at Appendix A), which looks at deferring some contributions, with 
future payments coming forward if land values rise overtime. Given the clear viability gap 
over this development Deferred Developer Contributions approach is considered the most 
suitable option where it allows the scheme to proceed but on the basis that a portion of any 
additional future value in the site can be captured for further S106 contributions. 

The agreed viability assessment shows that current maximum S106 contributions that the 
development can afford is £460,000 plus 14% affordable housing.  

Community Infrastructure Levy (CIL) Regulations 122 has three mandatory tests which any 
S106 requirement would need to comply with. The tests are as follows: 

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

Officers have spent some time with both internal and external consultees to agree relevant 
contributions which meet CIL Regulations 122. Out of that the following Heads of Terms 
have been agreed:  

• Highways “Pooled” Strategic Infrastructure 
• Education 
• Open Space Maintenance 
• Water Cycle Strategy 
• Section 106 Monitoring Officer 
• Affordable Housing 

With regard to the Deferred Developer Contributions procedure the £460,000 under the 
above Heads of Terms and 14% on site affordable housing would then become the “initial 
contribution”. The ‘deferred contribution’ would be 16% affordable housing as an off site 
contribution allowing the total potential affordable housing package to meet the 30% policy 
target. 

Using the Deferred Developer Contributions approach potentially allows the development to 
contribute to reach the maximum policy requirement should land values rise sufficiently. 
Furthermore it is in line with the National Planning Policy Framework and a recent Ministerial 
Statement which seeks to ensure that affordable housing levels are reduced when a 
development is financially unviable. 

Conclusions 

Taking into account all of the above, the erection of 95 dwellings will represent development 
which meets in accordance with the principles of sustainable development whilst of a form 
which will enhance the character and appearance of the local environment, maintaining 
highway safety, making optimum use of previously developed land in accordance with the 
National Planning Policy Framework, and not unreasonably impacting upon the amenity of 
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neighbouring residents. Given the financial viability of the scheme it is considered that the 
mitigation through the S106 Agreement is acceptable subject to Deferred Developer 
Contributions should there be an uplift in land values.  

RECOMMENDATION:  Approval, subject to the signing of a S106 Agreement on the basis of 
the Heads of Terms and Deferred Developer Contributions shown in the report and the 
following conditions: 

1. No development shall commence on site until detailed drawings showing the exact scale, 
appearance and landscaping of the site have been submitted to and approved in writing by 
the Local Planning Authority. 

2. This approval relates to the following plan by Hawkins\Brown in respect to access and layout: 

• 1282_DWG_00_100 Rev PL8 

3. An application for the approval of reserved matters incorporating the details referred to in 
condition 1 above must be made not later than the expiration of three years beginning with 
the date of the grant of outline planning permission. 

4. The development to which this permission relates shall have begun not later than whichever 
is later of the following dates: 

a) Five years from the date of this permission, or 

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. 

5. Prior to the commencement of development a landscaping scheme shall be submitted and 
agreed in writing by the Local Planning Authority. The scheme shall include: 

a) Existing and proposed ground levels.  
b) Treatment proposed for all ground surfaces 
c) Proposals for all tree and shrub planting, including the size and species of each tree or 

shrub to be provided. Proposals for the seeding or turfing of “soft” landscaped areas.  
d) A programme for the implementation of the scheme. All planting, seeding, hard or soft 

surfacing or other works comprised in such landscaping scheme as may be approved 
shall be carried out in accordance with the programme incorporated in the scheme. All 
planted material shall be maintained so that any trees or plants which are removed die 
or become seriously damaged or diseased within five years of planting shall be 
replaced in the next planting season with others of similar size and species to those 
originally required to be planted. 

Development shall be undertaken in strict accordance with the approved scheme. 

6. Prior to the commencement of development the following information shall be submitted and 
agreed in writing by the Local Planning Authority: 

i. A programme for the phasing, construction and surfacing of all roads, 
footpaths/cycleways (including provision of shared-use footpath/cycleway from the 
proposed entrance at the south-east corner of the site to Gainsborough Road).   

ii. Details of: 
o Proposed vehicle and pedestrian visibility splays 
o Hard surfacing materials 
o Means of drainage 
o Kerbing, surfacing and restoration works specifications 
o Street lighting 

All roads shall be constructed to achieve a maximum gradient of 1:15 and minimum gradient 
of 1:100. All development shall be undertaken in strict accordance with the approved 
scheme.  

7. Prior to the first occupation of the first dwelling a detailed Travel Plan shall be submitted to 
and approved by the Local Planning Authority in consultation with the Highway Authority. The 
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Travel Plan may be amended from time to time with the prior approval of the Local Planning 
Authority. The mitigation measures identified shall be implemented to accord with the 
approved Travel Plan. 

8. Prior to commencement of any part of the development hereby permitted, a Construction 
Management Plan shall be submitted to and gain the written approval in writing by the Local 
Planning Authority. The Construction Management Plan shall include and specify the 
provision to be made for hours of working and measures to control noise, dust and mud on 
the road. The Plan should also include a waste audit and scheme for waste minimisation and 
recycling/disposing of waste resulting from construction works. The approved Construction 
Management Plan shall be adhered to throughout the construction period and the approved 
measures shall be retained for the duration of the construction works.  

9. Prior to the commencement of development a comprehensive drainage strategy in respect of 
foul and surface water drainage shall be submitted to and approved in writing by the Local 
Planning Authority. The development shall be constructed and completed in strict 
accordance with the approved plans and prior to the occupancy of any part of the proposed 
development, and maintained thereafter in accordance with the approved plans.  

10. The detailed plans required by condition 1 shall include (in the form of cross-section 
drawings) the existing and proposed ground levels and proposed finished floor levels of the 
building(s) to be erected.  

11. No development shall commence on site until details of all materials to be used externally in 
the construction of the proposed buildings have been submitted to and approved in writing by 
the Local Planning Authority. Development shall be undertaken in accordance with the 
approved details.  

12. Building operations shall not be commenced until a plan indicating the positions, design, 
materials and type of walls, fences and other means of enclosure to be erected within and on 
the boundary of the site have been submitted to and approved in writing by the Local 
Planning Authority. Development shall be carried out in accordance with the approved details 
before the buildings are occupied. 

13. If during the course of the proposed development, contamination not previously identified is 
found to be present within the site, no further development shall be carried out until the 
developer has submitted to and obtained from the Local Planning Authority, written approval 
of a method statement detailing how the unsuspected contamination will be dealt with.  

14. The detailed plans and particulars submitted under condition 1 of this consent shall show a 
maximum of 95 residential units and provide minimum of 136 car parking spaces across the 
development in accordance with the submitted plan (1282_DWG_00_100 Rev PL8) received 
on 10th July 2012. The parking shall remain in perpetuity with no dwellings occupied until the 
scheme for parking provision has been fully completed. 

15. Any reserved matters application for the construction of the building(s) shall be accompanied 
by a sustainability appraisal carried out by a BRE assessor. The details of this design stage 
assessment shall demonstrate that the relevant building(s) within the development will be 
designed to such a specification that three stars under the Code for Sustainable Homes will 
be met. The development will take place in absolute accordance with this approved design 
stage report. 

16. Prior to the occupation of any dwelling the submission of a post construction review report 
carried out by a licensed assessor and a BRE Final Code Certificate will be submitted to and 
approved in writing by the Local Planning Authority.  

17. The development hereby approved shall be undertaken in accordance with the 
recommendations and conclusions of the Ecological Assessment submitted by 
Environmental Planning and Assessment Limited dated September 2010, unless otherwise 
agreed in writing with the Local Planning Authority. 

18. The development hereby approved shall be undertaken in accordance with the 
recommendations and conclusions made in the Arboricultural Report submitted by Ian Keen 
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Limited received by the Local Planning Authority on the 30th June 2012. The development 
shall take place in absolute accordance with the approved details unless otherwise agreed in 
writing by the Local Planning Authority. 

19. Prior to any development taking place, the precise detail of the equipment to be installed in 
the proposed Enhanced Local Area for Play (E-LAP) shall be agreed with the Local Planning 
Authority. This E-LAP shall be constructed in accordance with the agreed details by no later 
than the occupation of the 86th dwelling.    

Reasons 

1. To comply with the Town and Country Planning (General Development Procedure) 
Order 1995 as this is a planning permission in outline only.  

2. For the avoidance of doubt and in the interest of proper planning. 
3. To comply with Section 92 of the Town and Country Planning Act 1990.  
4. To comply with Section 92 of the Town and Country Planning Act 1990. 
5. To ensure that the site is adequately landscaped to safeguard the appearance of the 

area in accordance with Policy 13 of the North Northamptonshire Core Spatial Strategy 
and ‘Saved’ Policy P1(E) of the Corby Borough Local Plan. 

6. In the interest of highway safety and convenience in accordance with Policy 13 of the 
North Northamptonshire Core Spatial Strategy.  

7. To ensure that the development takes place in accordance with the principles of 
sustainability by reducing the use of the private motor car in accordance with Policy 13 
of the North Northamptonshire Core Spatial Strategy. 

8. In the interests of amenity and highway safety in accordance with Policy 13 of the North 
Northamptonshire Core Spatial Strategy. 

9. To prevent flooding, pollution and detriment to public amenity in accordance with Policy 
13 of the North Northamptonshire Core Spatial Strategy. 

10. To protect the amenities at present enjoyed by the occupiers of nearby residential 
properties in accordance with Policy 13 of the North Northamptonshire Core Spatial 
Strategy. 

11. To ensure a satisfactory external appearance and grouping of materials in accordance 
with ‘Saved’ Policy P1(E) of the Corby Borough Local Plan. 

12. To safeguard the appearance of the area in accordance with ‘Saved’ Policy P1(E) of the 
Corby Borough Local Plan. 

13. To mitigate any possible land contamination in accordance with Policy 13 of the North 
Northamptonshire Core Spatial Strategy. 

14. For the avoidance of doubt and to ensure satisfactory parking is available to serve the 
development in accordance with Policy 13 of the North Northamptonshire Core Spatial 
Strategy. 

15. To ensure the development is undertaken in a sustainable manner, incorporating 
practical measures to minimise energy consumption in accordance with Policy 14 of the 
North Northamptonshire Core Spatial Strategy. 

16. To ensure the development meets sustainability objectives in accordance with Policy 14 
of the North Northamptonshire Core Spatial Strategy. 

17. To ensure the development will have no serious adverse effect on nature conservation 
or environmental interests in accordance with Policy 13 of the North Northamptonshire 
Core spatial Strategy and ‘Saved’ Policy P8(E) of the Corby Borough Local Plan. 

18. To ensure the visual amenity of the site is acceptable in accordance with Policy 13 of the 
North Northamptonshire Core Spatial Strategy. 

19. To ensure the development has adequate play provision in accordance with Policy 13 of 
the North Northamptonshire Core Spatial Strategy. 
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NOTES TO APPLICANT 
1. The development can be supplied from the water network system that at present has 

adequate capacity. The developer may submit a formal requisition for a water supply 
main  under Section 41 of the Water Industry Act 1991 or enter into an agreement to lay 
the water main ready for adoption by Anglian Water under section 51A of the Act. 

2. The foul flows from the development can be accommodated within the foul sewerage 
network system that at present has adequate capacity. If the developer wishes to 
connect the Anglian Water Sewerage Network they should serve notice under 
section106 of the Water Industry Act 1991. 

3. Any reserved matters application should be consistent with the details of the Design and 
Access Statement submitted in support of this application.  

4. Any reserved matters application should clearly illustrate provision of bin storage within 
the curtilage of dwellings. 

REASONS FOR APPROVAL:  
Having regard to the existing pattern of development in the area and the relevant provisions 
of local, regional and national policies, it is considered that, subject to compliance with the 
conditions attached to this permission, the proposed development would be of a size and 
scale which will not materially harm the character or appearance of the area, whilst 
preserving the amenity of neighbouring residents. Given the financial viability of the scheme 
it is considered that the mitigation through the S106 Agreement is acceptable subject to 
Deferred Developer Contributions should there be an uplift in land values. Furthermore the 
development will accord with the principles of sustainable development and as such the 
application meets in accordance with Policies 13 and 14 of the North Northamptonshire Core 
Spatial Strategy and ‘Saved’ Policy P1(E) of the Corby Borough Local Plan. 

Officer to contact:  
Mitesh Rathod 
 





 © Crown Copyright and database rights 2012 Ordnance Survey 100018791

Scale:

±
1:2,500

Tower Hill Road 
12/00215/OUT


	Outline application for demolition of existing school buildings and redevelopment of site - Our Lady and Pope John School Corby.pdf
	093a.pdf
	093b.pdf

