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Development Control Committee (Special) 11 October 2011
 

Applications for Planning Permission 
 

 11/00160/OUT Outline application for rail served B8 Warehouse and distribution 
development with associated infrastructure and landscaping with 
approval being sought for access, landscaping and scale Former 
Gefco Ltd Euro Terminal site West side of Geddington Road, Corby 
for Roxhill Development and Legal and General 

Background 
The application site is situated within the triangle of roads formed by Geddington Road, The 
A43 and the A427. It is sited to the South of the Corby Sewage Treatment Works. The site is 
served by a rail spur which is located on the Northern edge of the site with road access from 
Geddington Road.  

The site is primarily hard surfaced (tarmac) and has a authorised planning use as open storage 
and distribution (B8). It was used by Gefco as part of their wider operations for the storage and 
distribution of cars by both the rail and road network.  

The application is in outline but since the application is subject to an environmental statement 
and approval is being sought for the reserved matter of scale there are details given in regards 
to the size of the building within the supporting information. The building is shown as having a 
floor space of up to 81,824sqm and the site is in close proximity to the Willowbrook. Due to the 
scale of the application it was considered that the scheme was likely to have significant 
environmental impacts and therefore was subject to an environmental impact assessment. 

Description 
This application seeks outline consent for the erection of a large B8 warehouse building within 
the site with associated works. There is no change of use proposed from the existing authorised 
site operations. 

The application is in outline with detailed approval being sought for access, landscaping and 
scale. It is proposed that the appearance and layout are retained for reserved matters approval. 

The warehouse element of the building will be up approximately 525m (575 yards) in length and 
150m (164 yards) in width and with a maximum height of 28.5m (31 yards) to ridge. The 
ancillary office element measures approx 90m (98.5 yards) x 15m (16.4 yards) with a floorspace 
of approximately 3700sqm (4425 yards). The entire building has a total floorspace area of 
81,824sqm (97860 yards).  

Site History 
10/00434/SCOP – A scoping report in regards to the contents of the environmental statement 
was submitted and statutory consultees were given opportunity to comment on the scope of the 
environmental statement to be submitted with the application - The scoping opinion determining 
the scope of the environment statement was adopted on the 10 December 2010. 

Policies 
Policies 6, 8, 9, 11, 13, 14 of the North Northamptonshire Core Spatial Strategy 
Policy 44 of the East Midlands Regional Plan 
Manual for Streets 
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Planning Policy Statement 1: Delivering Sustainable Development (2005) 
Planning Policy Statement 4: Planning for Sustainable Economic Growth (2009) 
Planning Policy Statement 9: Biodiversity and Geological Conservation (2005) 
Planning Policy Statement 10: Planning for Sustainable Waste Management (2011) 
Planning Policy Guidance 13: Transport (2011) 
Planning Policy Statement 22: Renewable Energy (2004) 
Planning Policy Statement 23: Planning and Pollution Control (2004) 
Planning Policy Guidance 24: Planning and Noise (1994) 
Planning Policy Statement 25: Development and Flood Risk (2010) 
National Rail Freight strategy and White Paper 
The Town and Country Planning (Environmental Impact Assessment) Regulations 2010 
Consultation 
Highways Authority:  
Following the submission of an acceptable transport assessment. We have no objection subject 
to various conditions, highway works and legal agreement including; 

• Works to the site access junction  
• Geddington Road roundabout  
• pedestrian/cycle enhancements on Geddington Road 
• Public transport including bus stops on Geddington Road 
• Travel plan 

NNJPU:  
Policy comments:  

The core strategy seeks to concentrate large scale strategic distribution at the rail-linked 
Eurohub site. Policy 11 Distribution of jobs states that “other distribution sites should be located 
close to the strategic transport network with priority given to areas served by rail”. The proposal 
is broadly consistent with this policy particularly as it is rail related distribution and the sites 
contribution to the reuse of brownfield site that can assist in meeting challenging employment 
targets. 

The Core Spatial Strategy acknowledges that traffic impacts of schemes will need to considered 
and that the impact of HGV parking will need to be addressed. Corby Borough Council should 
be satisfied that there is sufficient highway capacity for the potential HGV movements from this 
proposal and Eurohub along the A6116 (Brigstock Road).  

Design and sustainability comments:  

Consider that the scheme should address accessibility for pedestrians and cyclists both within 
the site and beyond to address how the scheme can connect better to the rest of the town and 
future phases of development in this area.  

NNJPU consider there should be an increase in the sustainable design elements of the scheme, 
particularly in relation to the use of renewable energy and green infrastructure. They welcome 
that the scheme will be designed and built to achieve BREEAM Very Good and request an 
appropriate condition is imposed in relation to this.  

Notes that the GI strategy for Corby comments on the zonal nature of development and 
opportunity for linkages adjacent to the site (following the Willowbrook) are included and raise 
concerns that the submitted document refers to 10% target for renewable energy as opposed to 
the 30% required under Policy 14 of the Northamptonshire Core Spatial Strategy. 

The scheme should incorporate higher standards of design and landscaping that will create a 
strong sense of place through its design, landscaping and use of public art 
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We welcome the inclusion within the S106 provision of public art and suggest that a detailed 
public art plan is included within the S106 or by condition. 

Subsequent to the initial consultation agreement between the Planning department and the 
developer that a condition requiring an energy strategy demonstrating 30% of renewables 
unless proved unfeasible could be imposed. NNJPU Sustainable Design Officer confirmed that 
they were happy with this approach.  

Highways Agency: 

No objection. The proposed development is not expected to have a material impact on the 
closest strategic route the A43 Trunk Road. 

Environment Agency: 
The originally submitted FRA was not sufficiently detailed to comply with the requirements and 
further works were required. Following the submission of the additional works the Environment 
Agency did not object to the proposed development subject to the provision of a drainage 
condition. 

Weldon Parish Council (Parish council for site):  
No objection but made the following comments; 

Traffic/Transport 

The vast majority of traffic movements will be via the A6116 to the A14 and via the future Corby 
Link Road via the A43 towards the A14/M1/M6. As far as possible this routing should be 
enforceable.  

It is considered that the A6116 requires upgrading to cope with the increase in vehicle 
movements. Planning permission has been granted for the SITA Recycling site off the A6116 
near Stanion and there is no central turning space which may potentially present a danger along 
with the traffic from the warehouse. 

Comments in regards to possibility of HGVs entering the village acknowledging that proposal 
does not anticipate significant increase in traffic within Weldon Village due to weight restrictions 
precluding/restricting HGVs in the village.   

HGV parking is shown to be on site and measures should be taken to ensure this is used as 
opposed to off-site parking.  

The Parish Council is not convinced that work is not required at the Geddington Road/A43 
junction as the present traffic light system does not operate ideally and with the expected 
increase in traffic a closer assessment of possible improvements should be conducted. Similarly 
it is felt that the proposed access arrangements should be re-examined to ensure that local 
traffic is not affected or delayed by vehicles entering or leaving the site.  

Noise 

There is concern that reversing warning beeps from HGVs could be intrusive to local residents. 
It is known that there are alternative methods of warnings and these should be investigated.  

The Environmental Statement indicates an increase in noise levels of 1dB. This can be 
significant and should be mitigated further. Conditions should be attached to any planning 
permission in relation to noise control and monitoring.  

Visual Impact 

The information given to the Parish Council is that only the top few feet of the building will be 
visible above the Max Park buildings from the Woodland Park and the first few properties in 
Kettering Road. It is requested that the visible sections should contain no illumination, CCTV 
operation or other visually intrusive equipment.  
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Health and Safety 

Weldon Parish considers that it is essential that comprehensive assessments are conducted in 
respect to potentially contaminated land.  

A response to their comments was provided to Weldon Parish Council by letter from the 
applicants but no further comments were received.  

Anglian Water 
No objection but request a drainage strategy condition to be imposed. 
The sewage system presently has available capacity and if the developer wishes to connect to 
the sewage network they should serve notice under S106 of the Water Industry Act 1991. 
The preferred method of surface water disposal is to a SUDs and this method should be used  

Network Rail 
No objection in principle to the development but note that the applicant will need to enter into a 
basic service agreement with Network Rail which will cover all matters relating to the connection 
into and operation of freight trains on the network. 

Natural England 
No objection to the scheme provided that the mitigation measures proposed in Chapter 13 of 
the Environmental Statement are fully adhered to and the approval of a Construction 
Environmental Management Plan to include measures to avoid water pollution, sediment, oils 
and fuels. To protect water quality during operational phase of the development a SUDS system 
will need to be developed and delivered as per the Environment Statement.  

Wildlife Trust 
The original report suggested that further survey work was required and this was undertaken 
during the application.  

Following the submission of the further surveys the Wildlife Trust request that all the ecologist’s 
own recommendation as made within Sections 6 & 7 of the Breeding Bird report and Section 4 
of the Reptile Report regarding biodiversity retention, protection and possible future measures 
to deal with the important protected species issues. These should be controlled via 
condition/S106 agreement to ensure these measures are achieved. 

Crime Prevention Design Advisor 
Northamptonshire Police have no objection to the planning application in principle. It is advised 
that prior to submission of reserved matters that the developer consult the police to ensure 
appropriate crime prevention measures are provided.  

East Northamptonshire Borough Council 
No objection to the application but expresses concern regarding the impact of the additional 
traffic flows generated by the proposed development on the A6116. Councillor’s questioned 
whether would be Section 106 contributions to improve this road.  

Senior Pollution Control Officer 
Having viewed the submitted RSK report it is considered that the contamination report is 
acceptable. Unidentified contamination condition to be imposed.  

Principal Engineer 
There should be a net gain of run off to the Willowbrook. There will be an advantage if the 
discharge point to the watercourse is after the culvert although this also will affect the analysis 
of flows in the watercourse. There should be a drainage study to show how flows are catered 
for.  
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It will be interesting to see how foul drainage will have to be catered for due to the levels on the 
low point of the site, the levels of the STW and the levels of the incoming foul systems and 
where they are in relation to the development. 

The existing access to the car storage is not adopted highway. There should not be a problem 
in realigning it although whoever owns it will need to agree. 

Rail service will be great but it must be made to work. Of course the present rail access is not as 
beneficial as if there was direct access from the south. Hopefully if this is made to work it will 
also allow Wincanton to change the basis of their operation and also set the scene for any 
future development of the Steel works. 

The County will need to sort out with Tata remedial works to the bridge to restore hgv flows on 
to Geddington Road. They will also need to agree any improvement work on Geddington Road 
and at the junction with the A43 

English Heritage 
We do not wish to offer any comments on this occasion  
Harborough District Council 
No observations 
Kettering Borough Council 
No specific comments 
Stanion Parish Council 
Objects to the application for the following reasons and concerns; 

• Road infrastructure A6116 & A43 
• Actual number of jobs the development will bring to the town 
• True volume of the traffic on the roads 
• Physical size of the development and visual impact 
• Environmental impact due to the number of HGV vehicles proposed.  

Sudborough Parish Council 
Object to the application on the basis of the vehicle numbers and the impact that the Lorries will 
have on the residents on villages along the A6116. It is brought to the attention that Sudborough 
unlike other villages does not have the benefit of a bypass with junctions that meet visibility 
standards and requests that before planning is granted/ development comes into use that major 
improvements to the A6116 need to be undertaken and that it is confirmed that the Geddington 
bypass will be built.  

Advertisement/Representations 
Neighbour Letters were hand delivered on the 10th May to; 

Properties on Geddington Road, Stanion Lane, the Grove, Edison Courtyard, Cronin Courtyard, 
Tyson Courtyard, 38 – 86 Weldon Road and Corby Sewage Treatment Works  
Letters were sent to Tata Steel and Stanion Properties on the 17th May 2011 
Site Notice was posted on 11 May 2011 
Notice was printed in the Evening Telegraph on 16 May 2011 
106 representations were received in respect to the scheme the main concerns are 
summarised below 

• The increased level of traffic particularly on the A6116 and difficulties in getting on to 
the road 

• Possibilities of light pollution particularly external lighting 
• Type of jobs that the scheme would create 
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• The impact of the additional vehicles including wildlife and noise 
• Physical size of the building 
• Comments on contamination of the site 

The letters came from a variety of locations including 30 from Corby, 22 from Stanion, 20 from 
Brigstock and 9 from Little Stanion.  

Report 
Policy Considerations 
The reuse of brownfield land is a national, regional and local objective and the provision of 
employment land is a local and regional priority. It is considered that the following policies are 
particularly relevant to the scheme 

PPS4: Planning for Economic Growth states that the Governments overarching objective is 
sustainable economic growth and this objective is retained by the Coalition Government’s 
proposed National Planning Framework. 

Policy 44 of the East Midlands Regional Plan states that the sub-regional transport priorities 
covering Corby are;  

• To develop the transport infrastructure and services needed to support the 
regeneration of Corby as a place both to live and work in a sustainable manner. 

• To develop opportunities for modal switch away from road based transport in the 
nationally important freight distribution sector. 

Policy 11 of the North Northamptonshire Core Spatial Strategy relates to the distribution of jobs 
and since the site is located opposite the proposed rail-linked Eurohub site and is served by rail 
part d of the policy is specifically relevant as it states; 

• Large scale strategic distribution will be concentrated at the rail-linked Eurohub site at 
Corby. Other distribution sites should be located close to the strategic transport 
network, with priority given to areas served or potentially served by rail or water.  

It is considered that the provision of a B8 Rail served building on a B8 rail served site is 
principally in accordance with national, regional and local planning policy.  

Employment 
The site is currently an inactive open storage site for cars and therefore has very few employees 
the few being primarily security staff. The new building will have a substantially greater number 
of employees than the former use. The Environmental Statement suggests that the building will 
employ approximately 1000 people which given the size of the warehouse and office along with 
the type of use is considered to be a reasonable estimate.  

Transport 
Highways  

It is acknowledged that there have been significant numbers of objections raised in regards to 
the highways impact of the proposed scheme. The majority of these concerns relate to the use 
of the A6116 and particularly in regards to difficulty in access to and from the villages along the 
A6116.  

It is very important to acknowledge that there is an extant consent for B8 storage on the site and 
the provision of a warehouse on the site does not result in a different use of the site. The 
existing B8 usage has unrestricted numbers of vehicle movements and there is no routing 
agreement for Lorries from the site.   

Prior to the submission of the application a technical note was agreed between the applicant, 
the highway’s agency and Northamptonshire County Council as to what level of traffic 
generation the existing B8 Rail served car storage site had. The existing site use was 
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considered to be comparable to that of the adjacent Autologis car storage site although of a 
substantially greater scale. It was therefore agreed that vehicle counts of the Autologis site with 
a scalar increase based on the site area presented a reasonable traffic generation calculation 
for the site.  

The vehicle counts were undertaken in July 2010, due to the economic climate at this time and 
a decline in the numbers of cars being built prior to purchase it is acknowledged that this level 
would be lower than the peak traffic generated by this use.  

The traffic levels from the building have been predicted on the basis of the trip rates for Eurohub 
expansion which are higher than those generated by the existing Eurohub site (which was 
vehicle counted) and those provided by the national TRICS (Trip Rate Information Computer 
System) database. The traffic generation figures for the scheme are on the basis of a worst 
case scenario which results in vehicle movements of between 1.2 and 2 times that of the other 
trip rates. 

It has therefore been acknowledged that the proposed development may result in a higher level 
of vehicle movements from the site than would be running from the operational car storage yard 
and the applicant has provided a detailed transport assessment to describe the possible impact 
of the scheme.  

The transport assessment is based on worse case scenarios for traffic generation. The transport 
assessment demonstrates that the scheme would result in an average increase of 10 vehicles 
per hour on the A6116.  

Significant weight has been given to the advice of Northamptonshire County Council as the 
Highways Authority. Northamptonshire County Council have advised that difference in vehicle 
numbers will have some impacts on the surrounding road network and that improvements would 
be required for some of the nearby roundabouts to accommodate the increase in traffic from the 
existing operational level.  

Physical improvement works are proposed to the Geddington Road/ A427 Roundabout with 
financial contributions towards other highway improvement schemes with the area.  

Concerns have been raised in regards to the combined number of vehicles that the Roxhill 
development and the Stanion Lane Plantation development could result. The Roxhill transport 
assessment includes assessments with and without the vehicle numbers generated by Stanion 
Lane Plantation. The assessment demonstrates which works are required by the Roxhill 
scheme.  

The planned Corby Link Road to the south will impact on traffic but the application has been 
assessed with and without the link road in place and subject to the requested works the existing 
road network is capable of accommodating the scheme.  

Overall it is considered that whilst the scheme is likely to have a higher level of vehicle 
movements than the existing there is not demonstrable harm caused by the difference and the 
works required to accommodate this increase are acceptable in scale. 

The bridge on Geddington Road is privately owned and currently subject to restriction and 
repair works are subject to ongoing negotiations between the interested parties.   

Access 

The existing site access is from Geddington Road and it is proposed that this will be improved 
as part of the scheme with the provision of a turning lane within Geddington Road.  

The access is shared with the Autologis car storage site to the South and alterations to the 
proposed internal road layout were agreed between the applicant and Autologis. The changed 
road junction is an improvement from the existing arrangement for users of both sites and 
Geddington Road.  
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Pedestrian/Cycle improvements and public transport 

In order to improve non-vehicular access to the site and reduce vehicle movements to site it is 
necessary for alternative access arrangements to the site to be made available.  

There is an existing pavement which runs along the western side of Geddington Road which is 
fairly narrow. It is proposed that this will be widened to provide a shared cycleway/footway along 
Geddington Road between the A43 and the A427. 

The development will also pay for the provision of an on road cycle path along the Eastern side 
of Geddington Road between the A43 and the A427.  

Travel Plan 

A travel plan (Chapter 7 of Volume 2 of the Environmental Statement) has been submitted with 
the application and this details proposals to improve the opportunities for travel to and from the 
site by more sustainable modes of transport particularly by cycling and walking with 
opportunities for bus travel. The travel plan has a target of 10% modal shift from single 
occupancy car trips.  

 The travel plan requires ongoing monitoring and the initial provision of 82 covered cycle parking 
spaces and the building to include shower/changing facilities for users.  

The travel plan will be included within the legal agreement to ensure ongoing monitoring 
requirements and ensure that appropriate sanctions/fall back measures can be imposed for 
non-compliance.   

Rail 

There is an existing rail terminal on site which consists of 4 dead ended sidings of varying 
lengths between 420m and 490m with an adjacent hardstanding which is approximately 600m 
in length and approximately 35m in width.  

The site is connected to the national rail network and is operational. The rail terminal is currently 
configured for container handling and the storage area within the site can support this activity. 
The terminal is capable of supporting unloading operations within the site. The rail operations 
are currently restricted to daylight hour but this could be increased by the provision of artificial 
lighting.   

The application seeks to continue using the existing rail head within the site for rail served 
distribution. Independent expert rail advice commissioned by Corby Borough Council has 
confirmed that the continuing rail use of the site is commercially acceptable and therefore there 
is a realistic expectation of it continuing.    

Visual Impact and scale  

The building will be one of the largest buildings in Corby Borough with the footprint being 
comparable to the steel works site and the height of the building is comparable to that of RS 
Components. Wire frame drawings have been included within the environmental statement 
within the visual impact section and these demonstrate the impact of the building.   

The warehouse element of the building will be 525m in length and 150m in width and with a 
maximum height of 28.5m to ridge. The ancillary office element measures approx 90m x 15m 
with a floorspace of approximately 3700sqm. The entire building has a maximum floorspace 
area of 81,824sqm. The building therefore will have a significantly greater visual impact than the 
current tarmac area. 

The application site is not considered to be within a particularly sensitive area being within a 
primarily industrial area. There are some large buildings (Argos Wincanton) adjacent to the A43 
and the steel works buildings located to the North of the A427. There are large areas of tarmac 
covering the majority of the application site and the site to the South which have limited visual 
impact on the area.  
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Since the appearance of the building is a reserved matter it is appropriate to considered the 
visual impact of the scale of the building. There will be need for further consideration at 
reserved matters stage in regards to the appearance particularly in regards to the materials and 
design of the building itself. 

It is considered that due to the linear nature of the development across the site that there will be 
limited points from which the full extent of the development will be visible. The vantage points 
will be primarily from the Autologis (open car storage) site to the South and the Corby Sewage 
Treatment Works site to the North neither of which are considered to be visually sensitive 
receptors due to the nature of their uses.  

The main public view points of the building will be from the A43, the A427 and the A6086 
(Geddington Road). There is a fairly significant degree of separation from Geddington Road and 
therefore it is not considered to have a significant visual impact on this section given that it will 
appear behind the commercial buildings adjacent to the road within Geddington Road.  

The impact of the building on the A43 will be more significant given its closer proximity and 
there are no buildings between the road and the application building. It is considered that the full 
scale of the building would not be intrusive to road users on the A43 and that the trees 
(proposed/existing) would provide some screening of the building. 

There will be some disrupted views of the upper sections of the building from the A427 but 
these will be fairly limited due to the degree of separation from the A427 and the level of 
screening located along the A427 particularly adjacent to the sewage treatment works. 

It is considered that overall there is visual impact of the scheme compared to the existing but 
that the scale of the building is acceptable within this area. This is acknowledging that 
appearance is a reserved matter and as such there will need to be further consideration of the 
impacts at reserved matters submission.  

There is need for some mitigation for the visual impact of the development and therefore it is 
proposed that a public art contribution is required for the scheme. The public art contributions 
are proposed to provide contributions towards the wider public art works in the area including 
the Corby Link Road, Geddington Road, A43 and A427. Wider public art works are proposed 
within the surrounding area and it is appropriate to allow for time flexibility to ensure these 
schemes to complement each other.  

Impact on nearby residents/businesses  
There are various industrial and commercial businesses which surround the site. Due to the size 
and scale of the development there will be some impact upon them.  

Given the existing use of the site the main impact on the occupiers of the adjacent sites will be 
the visual impact of the building. The scale of the building means that it will be visible from most 
of the nearby commercial units. Due to the industrial nature of the area and the type of user of 
the adjacent/nearby units it is considered that the majority of users would not be harmed by the 
scale of the development.  

The building itself is proposed to be sited away from the adjacent commercial units with 
sufficient separation to the site boundaries so as not to cause harm through over dominance of 
the smaller units or overshadowing of adjacent sites.  

The change from open storage to the building will enable some benefit to be gained to the 
residential occupiers on Weldon Road due to the removal of the external lighting for the car 
storage. There is likely to be some lighting but this will be at a lower level and subject to greater 
controls than the existing.  

Flood Risk and Drainage 
The existing site is primarily tarmac with limited drainage available on site. Due to the size of the 
application site the proposal was accompanied by a detailed flood risk assessment which has 
been approved by the Environment Agency.  
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The majority of the application site and the proposed new building is located within Flood Zone 
1 with a small section of the site (the existing rail head) located within Flood Zone 3.  

Since the area of development which is within the higher flood risk area is existing and that 
there are no changes to levels or increase in hard surfacing in this area that the proposal will 
not result in an increase in flood risk.  

The scheme includes the provision of attenuation pond and the surface water drainage scheme 
provides a 20% reduction to existing surface water discharge. A detailed scheme is required to 
fully assess such an impact and appropriate conditions are required.  

Since the new building incorporates offices and warehousing there is likely to be a substantial 
increase in the quantity of waste water created by users of the site. There is currently capacity 
at the Corby Sewage Treatment Plant to accommodate this but there is need for expansion 
works to the site and improvements works to the surrounding network. As such a contribution to 
the Corby Water strategy has been included within the legal agreement. 

Ecology and Nature Conservation 
The application site is primarily hard surfaced tarmac but due to the scale of the site it was 
necessary for surveys to be undertaken in regards to habitats, fauna and florae within and 
adjacent to the site. A habitat survey was undertaken across the entire site and the most 
important habitat area was defined as being the area of semi-improved calcerous grassland 
which runs across the width of the site close to the northern boundary of the site.  

Further surveys were undertaken specifically in respect to birds and reptiles within the site. 
There were some common lizards and birds found within the site and there were 
recommendations in regards to the protection of these animals along with improvement works to 
their habitats included within surveys. Conditions requiring compliance with these 
recommendations are proposed.  

There are opportunities for wildlife enhancements within the site particularly in regards to the 
provision of native florae and maintenance of the wildlife areas through improved connective of 
green spaces and the new landscaping within the site.   

Landscaping (matter for approval)  
The application seeks approval of the landscaping plan (Figure 12.7 rev A April 2011) for the 
scheme. The scheme shows the retention of the calcareous grassland strip within the site that is 
deemed to be an important habitat strip and includes the provision of water attenuation features 
and proposed planting details.  

The site will be primarily hard surfacing or the building but the landscaping plan shows some 
areas of greenery which will slightly soften the harder built form. A condition requiring the 
implementation of the landscaping scheme prior to the occupation of the building and long term 
management of the scheme is considered appropriate given the size and scale of the building.  

The landscaping plant states that native species will be used with specific mention of native 
woodland planting and native hedgerows. It is considered that it is important to ensure the use 
of native species for the wider biodiversity benefit for the site.  

Sustainability and Energy Efficiency  
The large warehouse building is to be rail served on a brownfield site and therefore has the 
opportunity of a highly sustainable business. The application in accordance with Policy 14 of the 
North Northamptonshire Core Spatial Strategy is proposed to be BREAM “very good” and this is 
an appropriate step towards achieving sustainable development.  

Since the application is in outline it is harder to predict the energy use of the future occupier as 
there can be substantial difference between different B8 users. As it is a large site not within a 
sensitive location it is considered that the scheme should be able to achieve the 30% on-site 
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energy generation target subject to viability. A condition requiring the submission for a scheme 
at reserved matters stage is considered to be appropriate.  

Contamination 
A geotechnical and geoenvironmental report was submitted for approval prior to the planning 
application and this was considered to be acceptable by the Senior Contaminated Land Officer. 
Given the majority of the site will be either hard standing or covered by the building there was 
limited concerns raised in respect of the proposal provided that the recommendations of the 
report were complied with. There is a possibility of unidentified contamination being found 
during the development and therefore the standard unidentified contamination condition needs 
to be imposed.  

Conclusion 
It is considered that the proposed building is an appropriate use for the former B8 open car 
storage site which will provide a greater level of employment than the existing use and ensure 
the retention of the rail served storage. The proposed use is therefore considered to comply 
with the principle usage policies for the site. 

Whilst there has been significant levels of concern raised due to the levels of vehicles the 
scheme may generate that since there is an extant unrestricted B8 Use on site and since most 
of the traffic will be on the main A roads to the major strategic road network that it is not possible 
to place significant weight on these concerns.  

Very careful consideration has been given to the environmental impacts of the scheme and 
since there may be additional impacts caused by extensions to the building and additional hard 
surfaced areas it is appropriate to limit permitted development rights for the building.  

It is considered that subject to appropriate conditions and the mitigation including those detailed 
within the environmental statement and those requested by statutory consultees that the 
scheme would have an acceptable environmental impact. 

Recommendation:   
Approve subject to: 
A Section 106 Agreement for the following Heads of Terms and others which may become 
apparent during further negotiation: 

• Highway Improvement Works 
• Pedestrian and cycle links 
• Travel Plan 
• Public Art 
• Environmental Improvements including water strategy 
• Section 106 Monitoring 

And the following conditions: 

Time Limit 
1. The development hereby permitted shall be commenced before the expiration of three years 

from the date of this permission or two years from the date of the approval of the last of the 
reserved matters, whichever is the later. 

Reason: To comply with Section 92 (as amended) of the Town and Country Planning Act 1990. 

Reserved Matters 
2. Details of the reserved matters set out below shall be submitted to the Local Planning Authority 

for approval within three years from the date of this permission: 

(a) Layout and 
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(b) Appearance 

Approval of all reserved matters shall be obtained from the Local Planning Authority in writing 
prior to the commencement of the construction of the building. No works other than site 
preparation and drainage works shall be undertaken without the prior written approval of the 
Local Planning Authority. The development shall thereafter be completed in accordance with 
the approved details. 

Reason: To enable the Local Planning Authority to control the development in detail and to 
comply with Section 92(as amended) of the Town and Country Planning Act 1990. 

3. The reserved matters applications shall comply with the approved landscaping plan 
LANDSCAPE FRAMEWORK FIGURE 12.7 rev A and the applications should include as a 
minimum; 

a. Precise positioning of the buildings, structures and cycle storage 
b. Detailed drawings of the all structures including buildings and fencing and samples of 

material to be used for all external surfaces 
c. Detailed parking layout including covered cycle parking for a minimum of 82 cycles, 

wider parking bays and charging points for electric vehicles. 

Reason: In the interests of clarity and to ensure that the development will meet the objectives of 
Policy 13 of the North Northamptonshire Core Spatial Strategy.   

4. The development shall be implemented in accordance with the following approved plan 
3886/023 Rev P4 and the parameters as detailed in the design and statement. 

Reason: In order to define the permission and in the interests of clarity.   

Control on use 
5. The building shall not be subdivided into more than two units. 

Reason: To ensure that the level of impact is comparable to that which has been assessed 
particularly in regards to highways.  

Lighting 
6. Prior to the installation of any external lighting details of the lighting including luminance and 

light splay shall be submitted to and approved in writing by the Local Planning Authority. 
Development shall be carried out in accordance with the approved details and thereafter 
retained as such. 

Reason: In the interest of amenity of nearby occupiers in accordance with Policy 13 of the 
North Northamptonshire Core Spatial Strategy.  

Green Building Specification 
7. Prior to the commencement of building construction, details are to be submitted to and 

approved in writing by the Local Planning Authority to demonstrate that the buildings will be built 
in accordance with the Building Research Establishment (BREEAM) standard of “Very Good”. 
Development shall be completed and maintained in accordance with the approved details and a 
BRE Final Code Certificate shall be submitted within six months of occupation. 

Reason: In accordance with the expectations of Policy 14 of the North Northamptonshire Core 
Spatial Strategy 2008 that aspire to BREEAM performance of at least ‘Very Good’. 

Energy Use 
8. A renewable energy strategy shall be submitted concurrently with the first reserved matters 

application and the strategy shall be implemented in accordance with the approved timeline. 
The methods of renewable energy shall be maintained for the lifetime of the development. The 
strategy shall demonstrate a generating capacity of a minimum of 30% of the expected need of 
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the building unless an alternative target is agreed in writing by the Local Planning Authority on 
the basis of the submission of a detailed feasibility appraisal. 

The strategy shall include as a minimum; 

• Expected energy demand for the end user  
• Details of the method of energy generation  
• A timeframe for the implementation of the renewable energy generation  
• Details of proposed monitoring of energy use and energy generation during occupation; 

Reason:  In the interests of energy efficiency and sustainable construction in accordance with 
policy 14 of the North Northamptonshire Core Spatial Strategy. 

Drainage 
9. Development shall not begin until a detailed scheme for the provision, implementation and 

maintenance of the surface water drainage for the site, in accordance with the submitted 
amended FRA undertaken by BWB Consulting Ref: NTT/651/FRA Rev B (21/06/2011) dated 
March 2011 and letter Ref: DLH/TG/DS/NTT651 dated 05 August 2011 has been submitted to 
and approved by the Local Planning Authority. The detailed scheme shall be implemented in 
accordance with the approved details prior to the first occupation of the development and 
thereafter maintained.  

Reason: To prevent flooding by ensuring the satisfactory storage and disposal of surface water 
from the site and to ensure future maintenance of the surface water drainage system 
in accordance with Policy 13 of the North Northamptonshire Core Spatial Strategy 
and PPS25: Development and Flood Risk. 

Highways 
10. Notwithstanding the submitted details, prior to the first occupation of the building hereby 

permitted detailed plans of the off site highway works including the site access junction, 
Geddington Road / A427 Roundabout, Public Transport Infrastructure and the Pedestrian and 
Cycle enhancements from and including Geddington Road / A427 Roundabout to the site and 
from the site to the A43 shall be submitted to and gain the approval of the Local Planning 
Authority. The off site Highway Works shall thereafter be completed in accordance with the 
approved plans prior to the first use of the development hereby permitted. 

Reason: In the interests of public and highway safety 

11. Prior to the commencement of any part of the development hereby permitted, a Construction 
Management Plan shall be submitted to and approved in writing by the Local Planning 
Authority. The Construction Management Plan shall include and specify the provision to be 
made for the following: 

a. Overall strategy for managing environmental impacts which raise during construction; 
b. Measures to control the emission of dust and dirt during construction; 
c. Control of noise emanating from the site during the construction period; 
d. Hours of construction work for the development; 
e. Contractors’ compounds, materials storage and other storage arrangements, cranes and 

plant, equipment and related temporary infrastructure; 
f. Designation, layout and design of construction access and egress points; 
g. Internal site circulation routes; 
h. Directional signage (on and off site); 
i. Provision for emergency vehicles; 
j. Provision for all site operatives, visitors and construction vehicles loading and unloading 

plant and materials 
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k. Provision for all site operatives, visitors and construction vehicles for parking and turning 
within the site during the construction period; 

l. Details of measures to prevent mud and other such material migrating onto the highway 
from construction vehicles; 

m. Storage of plant and materials used in constructing the development; 
n. Waste audit and scheme for waste minimisation and recycling/disposing of waste 

resulting from demolition and construction works. 
o. Protection of the ecology areas  

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. 

Reason: In the interests of public and highway safety 

ECOLOGY 
12. The area of semi-improved calcerous grassland as shown on the Phase 1 Habitat Plan figure 

11.3 date 07.03.2011 shall be retained in perpetuity and no materials, vehicles or waste shall be 
stored, dumped or placed within this area.  

Reason: In order to preserve the ecological value of the habitat in accordance with PPS9: 
Biodiversity and Geological Conservation. 

13. All works on site shall be undertaken in accordance with the recommendations and conclusions 
of Chapter 11 – Ecology and Nature Conservation and the subsequently submitted Reptile 
Report dated 14th July 2011 and the Breeding Bird Survey report dated 13 July  

Reason: In the interests of habitat and wildlife preservation in accordance with PPS9: 
Biodiversity and Geological Conservation. 

RAIL 
14. The existing rail link from the Midland mainline into the site shall be managed and maintained 

by the site owner (insofar as within their powers), such that the rail link remains available and 
capable of being used at all times by occupiers of the consented warehouse accommodation for 
the transportation of freight. 

Reason: In interests of sustainability and to ensure the continuation of rail freight distribution  

15. Other than for maintenance, no railway line or siding within the site shall be removed, re-aligned 
or closed to rail traffic unless otherwise agreed in writing by the local planning authority. 

Reason: In interests of sustainability and to ensure the continuation of rail freight distribution  

16. For a period of three years, there shall be submitted to the local planning authority at the expiry 
of every 12 months following the date of commencement of operations of the consented 
development, a written report setting out the amount of train movements to and from the site in 
connection with the transportation of freight and the nature of the freight journeys. 

Reason:  In order to assist future rail freight development within the region in accordance with 
Policy 44 of the East Midlands Regional Plan.   

Landscaping 
17. Prior to the occupation of the building the site shall be laid out in accordance with the approved 

landscape plan fpcr Environment and Design Ltd titled LANDSCAPE FRAMEWORK 
FIGURE 12.7 rev A dated April 2011 and the site shall thereafter be maintained in accordance 
with the approved details.  

Reason: In the interests of visual amenity and biodiversity conservation in accordance with 
Policy 13 of the North Northamptonshire Core Spatial Strategy and PPS9 Biodiversity 
and Geological Conservation and in order to define the permission as approved.  
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18. Prior to the commencement of planting a list of native trees and native shrubs to be used in the 
identified areas on the approved landscape plan fpcr Environment and Design Ltd titled 
LANDSCAPE FRAMEWORK FIGURE 12.7 rev A dated April 2011 shall be submitted for the 
approval of the Local Planning Authority and thereafter only approved varieties shall be used.  

Reason: In the interests of visual amenity and biodiversity conservation in accordance with 
Policy 13 of the North Northamptonshire Core Spatial Strategy and  PPS9 
Biodiversity and Geological Conservation 

Permitted Development Rights 
19. Notwithstanding the provisions of the Town and Country Planning (General Permitted 

Development) Order 1995 (or any subsequent Order or statutory provision revoking or re-
enacting the provisions of that Order), no extensions, new buildings or structures or additional 
hard surfaced areas shall be constructed or erected within the site without the prior written 
approval of the Local Planning Authority. 

Reason: In order to enable the Local Planning Authority to be able to assess whether there 
would be additional impacts of subsequent works including impacts on wildlife and/or 
drainage. Particularly in light of PPS9: Biodiversity and Geological Conservation and 
PPS25: Development and Flood Risk.  

Ground works and Contamination 
20. All ground works shall be undertaken in accordance with the recommendations and conclusions 

of the submitted RSK Geotechnical and Geoenvironmental Report Project No.241425 dated 
April 2010. 

Reason: To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, property 
and ecological systems, and to ensure that the development can be carried out safely 
without unacceptable risks to workers, neighbours and other offsite receptors in 
accordance with PPS23: Planning and Pollution Control. 

21. If, during development, contamination not previously identified is found to be present at the site 
then no further development (unless otherwise agreed in writing with the Local Planning 
Authority) shall be carried out until the developer has submitted, and obtained written approval 
from the Local Planning Authority for an amendment to the Remediation Strategy detailing how 
this unexpected contamination shall be dealt with. 

Reason: To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, property 
and ecological systems, and to ensure that the development can be carried out safely 
without unacceptable risks to workers, neighbours and other offsite receptors in 
accordance with PPS23: Planning and Pollution Control. 

Notes 
Highway: 

The Applicant is advised to gain a technical approval for all off site highway works from the 
Local Highway Authority prior to the submission of such approved details to the Local Planning 
Authority to discharge Condition 10 of this consent. 

The Applicant’s attention is drawn to the provisions of the Traffic Management Act 2004 where 
a three month notice period to allocate road space (for works within the highway) is required 
prior to the commencement of works. Such notice can not be submitted or commence until the 
Section 278 Agreement is completed. The Traffic manager of the County Council may 
accelerate or defer the commencement of works in the interests of street works coordination to 
minimise the impact of such works and any others in the area on the travelling public. 
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No works within the existing public highway may commence without the express written 
permission of the Local Highway Authority. This planning permission does not give or infer such 
permission. Such permission will only be forthcoming subject to the completion of an 
Agreement, under Section 278 of the Highways Act 1980. Full engineering, drainage, street 
lighting, signal and associated constructional details will be required to process such an 
agreement. Any details submitted will be subject to a technical and safety audit that may result 
in changes to any indicative details of such works that may have been submitted at the planning 
stage. 

Rail: 
In the interests of future development opportunities it is requested that the site owner (insofar as 
within their powers) should permit the use of the rail sidings for traffic on behalf of parties other 
than the occupiers of the consented warehouse accommodation provided that it does not 
materially impact on the capability of the site to serve the consented warehouse 
accommodation and that the reasonable costs of such use are fully compensated.  

Renewable Energy: 
For the purposes of condition 8 in respect to the methods of renewable energy generation being 
maintained for the lifetime of the development this relates to the method e.g. photovoltaic, wind, 
solar thermal etc and not individual panels. 

Reasons for Approval:  
The proposed rail served warehouse is considered to be an appropriate redevelopment of a 
brownfield site. The proposal ensures that the site retains the ability for rail served freight 
vehicles and along with the proposed environmental and habitat improvements and the 
sustainable building criteria the scheme represents a sustainable form of development.  

The continuing use of the site for B8 storage and distribution means that the main impact on the 
adjacent users is due to the scale of the building but the adjacent sites are not sensitive 
receptors and there is sufficient distance between the proposal building and the site boundaries 
so as to have an acceptable impact on the adjacent users.  

It is considered that subject to conditions and mitigation methods included within the 
accompanying legal agreement that the scheme would not have an unacceptable harmful 
environmental impact.  

The proposal is therefore considered to be in compliance with  

Policies 6, 8, 9, 11, 13, 14 of the North Northamptonshire Core Spatial Strategy 
Policy 44 of the East Midlands Regional Plan 
Planning Policy Statement 1: Delivering Sustainable Development (2005) 
Planning Policy Statement 4: Planning for Sustainable Economic Growth (2009) 
Planning Policy Statement 9: Biodiversity and Geological Conservation (2005) 
Planning Policy Statement 10: Planning for Sustainable Waste Management (2011) 
Planning Policy Guidance 13: Transport (2011) 
Planning Policy Statement 22: Renewable Energy (2004) 
Planning Policy Statement 23: Planning and Pollution Control (2004) 
Planning Policy Guidance 24: Planning and Noise (1994) 
Planning Policy Statement 25: Development and Flood Risk (2010) 

Environmental Impact 
The development was considered to be an schedule 2 Environmental Impact Assessment 
application for the purposes of the Town and Country Planning (Environmental Impact 
Assessment) Regulations 2011. The scheme has been assessed in regards to its environmental 
impact and responses to the consultation have been taken into account.   
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The Local Planning Authority has concluded that environmental impact of the scheme will be 
sufficiently mitigated as a result of the proposed landscaping scheme and through the use of 
conditions and legal agreement.  

Planning permission is subject to a range of conditions and Section 106 obligations to ensure 
the relevant infrastructure and mitigation will be in place at the appropriate time and that the 
development would not have an unacceptable environmental impact.  

Case Officer 
Gavin Ferries 
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