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 14/00088/OUT Outline planning application for 48 dwellings, open space, 
associated access and other necessary infrastructure – Little 
Colliers Field, Corby for Mr Mark Best 

Background 
This application relates to a 1.81 hectare site situated in a prominent location known as 
Southern Gateway, situated on the southern edge of the Oakley Hay Roundabout, which 
connects the A6003 and A6014 trunk roads. The A6003 forms the main link between Corby 
and Kettering. The area it to the rear of the site behind the Jet petrol station, Premier Inn, 
Oakley Hay Beefeater and Pilz buildings. In terms of the wider surroundings, to the west and 
further to the south of the site is open countryside. Adjacent to the east is a new housing 
development. To the north of the site, beyond the A6014 are industrial uses, residential 
development and an existing public house (Spread Eagle).  

The application site is allocated for development in the Local Plan. ‘Saved’ Policy S26 of the 
Corby Borough Local Plan allocates the land for provision of a hotel, petrol filling station and 
related commercial development. On this basis it is considered what is being proposed as 
part of this application would constitute a departure form the adopted Local Plan. 

Description 
The application is an outline planning application for 48 dwellings, open space, associated 
access and other necessary infrastructure. 

Relevant Site History 
02/00167/OUT – Construction of hotel, health and fitness centre and drive-through/restaurant 
– Application Permitted 19th July 2002 
04/00106/DPA – Provision of restaurant/public house (A3 use), landscaping and associated 
car parking – Application Permitted 1st April 2005 
04/00123/ADV – Erection of illuminated designs – Application Permitted 29th April 2005 
04/00228/OUT – Residential development including detailed application for offices, hotel and 
B2 use – Application Permitted 1st April 2005 
04/00268/ADV – Signs for public house – Application Permitted 19th August 2004 
07/00128/DPA – 56 bed premier travel inn and pub/restaurant – Application Permitted 29th 
June 2007 
08/00365/ADV – New branding sign scheme – Application Permitted 1st October 2008 
08/00528/DPA – Reconstruction of existing on site storm water infrastructure including the 
provision of new sewers and manholes – Application Permitted 2nd February 2009 
10/00330/DPA - Fuel filling station with covered canopy, A1 retail and A5 food outlet - 
Application Permitted 3rd June 2011 
10/00331/OUT - Commercial buildings (B1 and B2), fuel filling station with covered canopy, 
A1 retail and A3/A5 food outlets - Pending Consideration 
11/00461/DPA - Proposed Office with attached warehouse - Application Permitted 28th June 
2012 
Policies 
National Policy and Guidance 

• National Planning Policy Framework 
Core Spatial Strategy 

• Policy 4:Enhancing Local Connections 
• Policy 6: Infrastructure Delivery and Developer Contributions 
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• Policy 8: Delivering Economic Prosperity 
• Policy 9: Distribution & Location of Development 
• Policy 11: Distribution of Jobs 
• Policy 13: General Sustainable Development Principles 
• Policy 14: Energy Efficiency and Sustainable Construction  

Corby Borough Local Plan 
• ‘Saved’ Policy P1(E): Environmental Protection of Development Sites 
• ‘Saved’ Policy S26: Hotels 

Consultation 
CBC Planning Policy 

No objection: Following the submission of additional information the Local Plans department 
no longer object to the loss of this employment land to the housing proposed. Policy 11 of the 
adopted Core Spatial Strategy seeks to safeguard existing employment areas unless it can 
be demonstrated that an alternative use would not be detrimental to the overall supply and 
quality of employment land within the district and/or it would resolve conflicts between land 
uses. It goes on to say that sites that are no longer suited to employment use will be de-
allocated or will be allocated for alternative uses. This flexibility aligns with paragraph 22 of 
the National Planning Policy Framework that states a site should not be perpetually protected 
where there are no reasonable prospects it will be used for that purpose. In respect of an 
application for an alternative use, the National Framework advises it should be treated on its 
merits having regards to market signals and relative need for different land uses to support 
sustainable local communities. The National Framework expects local planning authorities to 
prepare and maintain a robust evidence base to understand business needs and market 
signals.  The Northamptonshire Strategic Employment Land Assessment was prepared in 
2009 and the Corby Employment Land and Buildings Study was prepared in 2005. The 
Council is currently considering the scope of any updates to support the preparation of the 
Local Plan, and this will include an up-to-date appraisal of the employment land supply. This 
information will not be available prior to the determination of this application. A decision must 
therefore be taken on current evidence and in this respect it is recognised that this 
employment site has not been developed for business uses in all the years it has been 
allocated and had the benefit of planning consent. In addition, the following factors are 
recognised: 

• The shape of the site means that it is not an attractive proposition for new businesses 
• The layout and size of the site provides a lack of flexibility and an inability to meet 

many size requirements in the market place 
• Close proximity to existing residential means that restrictive conditions would limit the 

attractiveness of the site to employment uses 
• Lack of prominence and presence in relation to the A6003 reduces its attractiveness 

for new businesses 
• The completion of the Corby Link Road has diverted passing traffic which further 

undermines the attractiveness of the site. 
Having given careful consideration to the factors above and the advice in paragraph 22 of the 
National Planning Policy Framework concerning the release of employment sites that are 
unlikely to come forward, it is considered that, without any sufficient up to date evidence to 
the contrary, that the application site is unlikely to be used for employment purposes, 
certainly in the short to medium-term. 
CBC Environmental Quality 

No objection: Bin provision should be considered for refuse and recycling/kerbside 
collections and bin storage. 
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Crime Prevention Design Advisor  

No objection: Secured by Design guidance should be utilised in terms of quality layout. I 
strongly recommend that all dwellings due to the location should be built to the ‘Secured by 
Design’ physical security criteria. This is a minimum standard for safety and security and is 
fully supported by local policy and its compliance encouraged by the local Member of 
Parliament. Boundary treatments should be seriously considered for this application and 
agreed prior to any subsequent approval. Fenestration of all dwellings should enable 
maximum surveillance possible over residents parking plots and allow informal surveillance 
over the street. Any terraced properties within the scheme require access into rear gardens 
these need to be carefully considered. Ideally they should be as short and straight as 
possible, with no steps or obstacles to negotiate. It is preferable that access is shared with as 
few properties as possible. The applicant should consider internal gated ginnels. It is 
preferable that most properties have some form of defensible space at the front this can be 
achieved using fencing, planting, surface changes or a combination. It is particularly 
important for properties that face on to public open space or are on a corner of a desire-line. 
To Promote social inclusion, in well-designed places social housing should not 
distinguishable from private housing by its design; it should not be banished to the least 
attractive site and should be pepper potted through the site in small clusters of houses that 
complement the overall design of the development. Landscaping should be considered early, 
any POS should have clearly defined features and use, with precedence given to clear 
natural surveillance. External dwelling boundaries should have some defensible planting. In 
some cases they may need to allow surveillance. Car Parking should be on plot. 9. Lighting 
of private drives/communal areas should be to the same standard as adopted areas. I 
express concerns regarding the proposed pedestrian/cycle routes through into the adjacent 
estate in terms public safety. Clear sight lines should be achieved, they should be well 
overlooked and be sufficiently illuminated during the hours of darkness. The poorly lit 
authorised route along the old disused road has recently been the location of crime which in 
turn will increase the fear of crime for potential users. I will be happy to meet and discuss this 
proposed development with the applicant and yourself in the near future to ensure a safe and 
accessible environment where crime and the fear of crime does not undermine the quality of 
peoples lives. This consultation should preferably be carried out at an early stage to help 
produce an appropriate design for all parties within the shortest time period.  

CBC Housing Strategy 

No objection: As an outline application all looks fine, good area very suitable for housing. 
Affordable element would need to come from the smaller houses due to welfare reform. 
However, this is yet to be discussed and agreed. 

CBC Landlord Services 

No objection: No comments. 

Anglian Water 

No objection: They have requested a condition requesting a surface water management 
strategy. 

Environment Agency 

No objection: Following the submission of further information the Environment Agency 
withdraw their objection subject to conditions in regards to undertaking works in compliance 
with the Flood Risk Assessment, phasing for the provision of mains foul sewage 
infrastructure on and off site and for all surface water from parking and manoeuvring areas to 
be passed through a petrol interceptor. 

NCC Development Management 

No objection: They have requested contributions towards primary and secondary education, 
fire and rescue, fire hydrants, libraries. 
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NCC Highway Authority 

No objection: They have requested contributions to highway works for improvements to the 
old Oakley Road to the east of the site. A condition has been requested in regards to details 
for junctions and an informative in relation to works within a public highway. 

Environmental Quality 

No objection: they have requested a condition that 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. 

Advertisement/Representations 
1. Site Notices – Site notice was posted outside the site on 5th March 2014  

2. Public Notice (ET) – Advertised in the Evening Telegraph on 13th March 2014 

3. Neighbour Notification –  

• Premier Travel Inn, 1 Little Colliers Field 
• The Oakley Hay, 2 Little Colliers Field 
• Brobot Petroleum Ltd, 30 Little Colliers Field 
• Pilz Automation Technology, 3 Little Colliers Field 
• Houses adjacent to this proposed development site have been notified. 

4. Summary of Representations – 4 representations have been received (3 letters of 
support and 1 letter of objection) with the following comments summarised: 

• The proposed development will result in a good aesthetic image arriving into Corby 
and will allow customers, clients, employees and visitors to the area to enjoy a 
clean, developed and landscaped area. 

• The proposal will be positive to the local businesses and local environment and 
with provide a good benefit to the local area. 

• The application should provide enough commercial encouragement to see the final 
land parcels to be fully developed. 

• The outlook form our property will be adversely affected by residential 
development compared to the commercial uses which were proposed at the site. 

• The proposal will result in loss of privacy and outlook. If the commercial uses were 
developed on the site the weekends would have been quieter as little or no staff 
working. 

• The proposal would lead to increased noise, pollution and traffic especially in 
regards to parking.  

Report 
Introduction 

The submitted application proposes the development of up to 48 dwellings with open space, 
associated access, and necessary infrastructure. The 48 dwellings are proposed to be a mix 
of 26 no. x 2 bed detached and semi-detached two storey houses, 19 no. x 3 bed detached 
and semi-detached two storey houses, 3 no. 4 bed two and half storey houses. This 
application is for outline permission which is seeking approval for access only. The matters 
which are ‘reserved’ for future approval are appearance, landscaping, layout and scale. 

The Principle of Development 

This application relates to a 1.81 hectare site situated in a prominent location known as 
Southern Gateway, situated on the southern edge of the Oakley Hay Roundabout, which 
connects the A6003 and A6014 trunk roads. The A6003 forms the main link between Corby 
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and Kettering. The area it to the rear of the site behind the Jet petrol station, Premier Inn, 
Oakley Hay Beefeater and Pilz buildings. In terms of the wider surroundings, to the west and 
further to the south of the site is open countryside. Adjacent to the east is a new housing 
development. To the north of the site, beyond the A6014 are industrial uses, residential 
development and an existing public house (Spread Eagle).  

The application site is allocated for development in the Local Plan. ‘Saved’ Policy S26 of the 
Corby Borough Local Plan allocates the land for provision of a hotel, petrol filling station and 
related commercial development. On this basis it is considered what is being proposed as 
part of this application would constitute a departure form the adopted Local Plan. 

Policy 11 of the adopted Core Spatial Strategy seeks to safeguard existing employment 
areas unless it can be demonstrated that an alternative use would not be detrimental to the 
overall supply and quality of employment land within the district and/or it would resolve 
conflicts between land uses. It goes on to say that sites that are no longer suited to 
employment use will be de-allocated or will be allocated for alternative uses. 

The Northamptonshire Strategic Employment Land Assessment (SELA) identifies this 
Southern Gateway site as one of only a limited number of sites in the Borough that is likely to 
come forward for employment development up to 2031 and is considered to have strong 
market demand.  

The Local Plans department raised concerns over the loss of this site for housing. The 
applicant has put forward additional information in support of their application which includes 
the marketing history of the site and a policy statement. Following a review of this additional 
information by the Local Plans department they have concluded that, without any sufficient 
up to date evidence to the contrary, that the application site is unlikely to be used for 
employment purposes, certainly in the short to medium-term.  

Paragraph 22 of the National Planning Policy Framework states that a site should not be 
perpetually protected where there are no reasonable prospects it will be used for that 
purpose. It is considered that this has been demonstrated by the applicant and therefore it 
would be inappropriate to retain this site.  

In respect of an application for an alternative use, the National Planning Policy Framework 
advises it should be treated on its merits having regard to market signals and relative need 
for different land uses to support sustainable local communities. Whilst the Southern 
Gateway site is made up of commercial uses these are generally compatible with housing 
with the exception of the petrol station. The proposed housing is sited away from the petrol 
filling station and is also adjacent to existing housing to the east. On this basis it is 
considered the general principle for developing this site for housing is acceptable. The 
submitted application proposes to develop the site for residential use with a density of 27 
dwellings per hectare.  

Design, Layout, Scale and Massing 

The existing context to the east and south of the site is characterised by commercial uses 
which include a petrol filling station, hotel, public house and a small office development with 
associated warehouse. To the north and west of the site is the old Oakley Road and beyond 
are houses constructed in the last 10 years which are traditional in design. The layout of the 
surrounding residential streets, are relatively ordinary with cul-de-sacs being a predominant 
feature.  

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

The indicative proposal utilises an existing access point off the Southern Gateway 
roundabout into the site and utilises the existing internal road to serve this development. A 
series of cul-de-sacs and a courtyard are proposed off this internal road. Three 
pedestrian/cycle routes are proposed from the development onto the old Oakley Road. 
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There is some open space proposed within the proposed courtyard and on the southern 
boundary of the site. The tree belt along the old Oakley Road to the north and east of the site 
will be retained. 

The layout has been designed to facilitate the majority of properties facing onto the streets 
with private gardens enclosed either by the tree belt surrounding the site or by built form.  

26 no. x 2 bed detached and semi-detached two storey houses, 19 no. x 3 bed detached and 
semi-detached two storey houses, 3 no. 4 bed two and half storey houses. The size and 
scale of the units are not too dissimilar to those that have been built on the residential estate 
to the east of the site. 

Pedestrian/cycle links will be provided along the old Oakley Road to the east of the site 
leading onto Headway where there are existing bus stops. 

The scale and massing of the proposals have been considered in relation the existing 
context of the sites surroundings. Although scale is a reserved matter the submission states 
that the proposed dwellings would be a mix of terraced, semi-detached or detached house 
types with 2, 3 or 4 bedrooms, pitched roofs and two and two and a half storeys in scale. The 
indicative site plan indicates that development will be of a scale in keeping with the 
surrounding dwellings.  The proposals therefore reflect this typology and are similar in 
density to the surrounding residential area.   

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. 
However, based on the amount, layout and scale details provided, the principle of 48 
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.  

Access, Parking and Traffic Implications 

It is proposed to provide access to the site from the Southern Gateway roundabout with 
access to the proposed housing proposed directly off the internal roads which are already in 
place. 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 junctions at the access points proposed. As such should the LPA be 
minded to approve, highways have requested that the access points meet their current 
guidelines. 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. 
The Highway Authority has also requested improvements to the old Oakley Road which will 
the primary pedestrian/cycle route in and out of this development into the surrounding 
residential areas and bus stops. Whilst this is desirable the Highway Authority has not fully 
justified the requirement for these improvements which are also not considered essential. 
Given the lack of justification and the viability issues of the site as referenced in the report 
below it is considered that the limited pot of contributions should go towards other 
infrastructure which has been justified. 

Also in regards to access, a temporary footpath/cycle way currently exists between the 
application site and the old Oakley Road to allow local residents to the east to get to the shop 
facilities at the petrol filling station. This was a requirement imposed by condition under the 
planning permission for the petrol filling station which required the provision of a temporary 
footpath/cycle way to be retained until such time as permanent link has been created. This 
application is likely to affect the provision of this existing temporary footpath/cycle way during 
the construction of the development, however, at least two permanent routes will created 
once development has completed on site.  The Local Planning Authority is therefore having 
ongoing discussions with the applicant on alternative provision of the temporary 
footpath/cycle way during the construction period and the outcome of this will be clarified at 
the Committee meeting. 
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There is an indicative car parking provision of 2 spaces for each property which is considered 
to be an appropriate ratio for this location. 

Given the nature of the development and that the development is located near to shops and 
services and has a frequent bus service very close to the site; parking provision is 
considered acceptable and in the best interests of realising the principles of sustainability in 
accordance with the National Planning Policy Framework.  

Residential Amenity 

The application site is adjacent to commercial uses to the west and south of the site and in 
fairly close proximity to housing to the east. In regards to residential amenity the proposed 
houses are a sufficient distance away from commercial uses residential properties are 
sufficient distance not to cause any harm to the amenities of these properties specifically in 
relation to noise. A noise report concludes that the proposal can safely be used for 
residential development without any cause for concern regarding noise from the existing 
sources. Further to this the Envrionmental Quality department have not raised any objection 
to the proposal. 

In regards to adverse impact on the residential amenities of existing properties they are 
barely visible from the application site as a result of the distance and buffer of trees. The 
proposal will therefore not result in any adverse impact on the amenities of these residential 
properties. 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.   

Internally the indicative site layout is such that 48 units can be accommodated with adequate 
privacy and residential amenity. 

Landscaping 

Whilst landscaping is a reserved matter in this case, the proposed indicative layout plan 
shows private garden areas, alongside each new dwelling, which will be appropriately 
landscaped. All significant existing trees within and along the boundaries of the site will be 
retained within the proposed development and planting to soften the entrance is proposed on 
the western boundary.   

Provision of open space is proposed to be provided on the southern boundary of the 
application site along with some other small areas of green space.  

The existing trees identified within the site are mainly located on the north eastern boundary 
with the old Oakley Road. These trees are proposed to be retained in the main and they also 
contribute to the visual setting of the development. A condition can be imposed to ensure 
that these will be protected during the course of development. 

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 Environment Agency have considered the Flood Risk Assessment submitted with the 
application and are generally satisfied with the contents of this document subject to 
conditions to ensure development is carried out in accordance with Flood Risk Assessment. 
Further details of phasing and provision of mains foul sewage infrastructure and the use of a 
petrol interceptor from the parking and manoeuvring areas have also been requested as 
conditions. 

S106 Contributions 

A viability assessment was submitted with the application. This showed that the scheme was 
unviable with no S106 contributions and affordable housing. 
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The viability assessment has been independently reviewed. The review supports the 
applicant’s contention that the scheme is unviable and there is no value in the scheme to 
contribute to S106 contributions or affordable housing. Whilst we would not normally make 
viability appraisals public because of their commercial sensitivity the applicant on this 
occasion is willing to provide access to the summary and conclusion which can be viewed at 
Appendix A. 

Whilst the scheme as it stands is unviable the applicant is willing to provide a contribution of 
£195,000 - £200,000 out of their own good will.  

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 considering how to split the limited available funds towards 
the most crucial Heads of Terms for this development in particular the ones which are in 
accordance with CIL Regulations 122. Of primary importance is the support towards key 
infrastructure which would be required to mitigate of proposed additional housing, where the 
request for funding has been shown to meet the CIL Regulation 122 tests. In this case: 

• Education 
• Water Cycle Strategy 

Conclusions 

Taking into account all of the above, the erection of 48 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 
neighbouring residents. Given the financial viability of the scheme it is considered that the 
mitigation through the S106 Agreement is acceptable.  

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

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

a) Three 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. 

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

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

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

3. This approval relates to the following plan by David Lock Associates in respect to access: 

• Drawing No. MCL004/13 Rev C – Access Diagram 
Reason: For the avoidance of doubt and in the interest of proper planning. 
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4. An application for the approval of reserved matters incorporating the details referred to in 
condition 2 above must be made not later than the expiration of three years beginning with 
the date of the grant of outline planning permission. 

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

5. The detailed landscaping plans submitted as reserved matters shall include: 

a) Treatment proposed for all ground surfaces 
b) 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.  

c) 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. 

Reason: 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. Before the development is commenced, a method statement detailing measures to be taken 
during construction to protect the health of the existing trees shall be submitted to and 
approved in writing by the Local Planning Authority. The measures contained in the 
approved method statement shall be implemented in full throughout the construction phase. 

Reason: To prevent damage to trees in the interests of the visual amenity in accordance 
with Policy 13 of the North Northamptonshire Core Spatial Strategy and ‘Saved’ 
Policy P1(E) of the Corby Borough Local Plan. 

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

a) A programme for the phasing, construction and surfacing of all roads, 
footpaths/cycleways (including provision of a minimum of two shared-use 
footpaths/cycleways from the site and along the old Oakley Road to the north).   

b) 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 with transitional curves being formed between, over a minimum distance of 10 
metres. All junctions shall be formed having a maximum gradient of 1 in 40 for the first 20 
metres from junction intersections. All development shall be undertaken in strict accordance 
with the approved scheme. 
Reason: In the interest of highway safety and convenience in accordance with Policy 13 of 

the North Northamptonshire Core Spatial Strategy.  
8. 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 
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. 
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Reason: 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. 

9. 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. 
Reason: In the interests of amenity and highway safety in accordance with Policy 13 of the 

North Northamptonshire Core Spatial Strategy. 
10. The development hereby permitted by this planning permission shall be carried out in 

accordance with the approved FRA undertaken by JPP Consulting (ref: R-FRA-R6898PP-01, 
dated January 2014) and letter from JPP Consulting (ref: R6898PP/MJA/MJA/002, dated 11th 
June 2014). 
Reason: To reduce the risk of flooding both on and off in accordance with the NPPF and 

Policy 13 of the North Northamptonshire Core Spatial Strategy by ensuring the 
satisfactory means of surface water attenuation and discharge from the site. 

11. No building works which comprise the erection of a building required to be served by water 
services shall be undertaken in connection with any phase of the development hereby 
permitted until full details of a scheme including phasing, for the provision of mains foul 
sewage infrastructure on and off site has been submitted to and approved in writing by the 
Local Planning Authority. No dwelling shall be occupied until the works have been carried out 
in accordance with the approved scheme. 
Reason: To prevent flooding, pollution and detriment to public amenity through provision of 

suitable water infrastructure in accordance with the NPPF and Policy 13 of the 
North Northamptonshire Core Spatial Strategy. 

12. All surface water from parking and manoeuvring area shall be passed through a petrol 
interceptor prior to disposal to groundwater, watercourse or surface water sewer and the 
interceptor shall be maintained in accordance with manufacturer’s guidelines.   
Reason: To prevent pollution to the water environment in accordance with Policy 13 of the 

North Northamptonshire Core Spatial Strategy. 
13. 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. 
Reason: To ensure a satisfactory external appearance and grouping of materials in 

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

14. No development shall take place until there has been submitted to and approved in writing by 
the Local Planning Authority a plan indicating positions, design, materials and type of 
boundary treatment to be erected. The boundary treatment shall be completed before a 
dwelling is occupied unless in accordance with a timetable agreed in writing with the Local 
Planning Authority. Development shall be carried out in accordance with the approved 
details. 
Reason: 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. 

15. 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 



084 

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. 
Reason: To mitigate any possible land contamination in accordance with Policy 13 of the 

North Northamptonshire Core Spatial Strategy. 
16. To accompany the first submission of the reserved matters application a detailed lighting 

strategy for the development shall be submitted for the written approval of the Local Planning 
Authority. The development shall be implemented in accordance with the lighting strategy 
and thereafter maintained. 
Reason: In the interests of residential amenity in accordance with Policy 13 of the North 

Northamptonshire Core Spatial Strategy. 
17. The development hereby approved shall be undertaken in accordance with the 

recommendations of the Background Noise Level report submitted by Tim Lewers dated 
December 2013, unless otherwise agreed in writing with the Local Planning Authority. 
Reason: In the interest of residential amenity in accordance with Policy 13 of the North 

Northamptonshire Core Spatial Strategy. 

Notes to Applicant 
1. It is advised prior to the submission of a reserved matters application that the Crime 

Prevention Design Advisor is consulted to help match the crime prevention measures to 
the actual, as well as the perceived crime risk for the area. If you require any further 
advice please contact the Crime Prevention Design Advisor on Tel: 03000 111 222. 

2. No works within the existing public highway may commence without the express written 
permission of the Highway Authority.  This planning permission does not give or infer 
such permission.  The subsequent submitted details shall illustrate a housing 
development in accordance with Northamptonshire County Council “Place and 
Movement Guide 2008” or other approved design details, which is to the local highway 
authority’s adoptable standard. Subject to their construction and in accordance with the 
specification of Northamptonshire County Council and to an appropriate agreement 
within the Highways Act 1980, consideration will be given to the adoption of the ways 
giving access to the proposed development as highway maintainable at the public 
expense.  Full engineering, drainage, street lighting and constructional details will be 
required to process such an agreement.   

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. 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. 
Statement of Applicant Involvement: 
Discussions with the applicant has lead to the submission of additional information to 
address various technical issues. 
Officer to contact:  
Mitesh Rathod  
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7 Summary Conclusions 
Our review has considered the important baseline positions: 

1. The fully compliant residential development on this land is unviable. i.e. 
fails to meet the reasonable land value expectations. 

2. The offer prices for the sale of the land are reasonable. We would 
consider that the employment land value expectations on the future 
sale are perhaps over estimated at £250,000 per acre.  

3. The Sales Trading model adopted by the Applicant, CSG, is unviable 
i.e. the scheme is unviable when CSG factor in affordable housing 
contributions and S106 or either in isolation. 

4. It is highly likely that the applicant would request a reduction in the 
S106 package as well as the affordable housing package. 

5. We note that there are essential mitigation S106 items such as 
education contributions (£189,637) which would form the basis of the 
S106 payment prior to a negotiation on any remaining S106 items. We 
notice that these are referred to as ‘aspiration based on initial dialogue’. 
We are not aware as to whether these are therefore fixed costs. 

6. Any burden on the scheme increases the unviability. 

We have considered the inputs into the appraisal. Our sales values are above 
recent comparable scheme appraisals though reflect the current rises in values 
achieved. We can therefore conclude that our residual value is fair. 

One of the factors contributing to the loss is the length of time the project has 
been promoted with increased costs over this period without revenues received. 
It is likely that any further delays and costs would increase the losses for the 
developer, making the scheme further unviable.  

Regardless of the offer received by the applicant from a residential developer, 
whether on a 30% affordable housing scheme (£1,100,000), or zero 
(£1,460,000), both would results in an overall unviable scheme.  

After discussions with the applicant we have been made aware of design 
requirements which are over and above what we would expect for a 
development of this type for example they have advised of a large amount of 
open space which has been provided within the development  

The applicant has also advised us that they have incorporated into their master 
planning three access points in the development to the adjacent residential 
scheme in order to improve the connectivity between the schemes, in particular 
the retail provisions with the Southern Gateway. This is at a detriment to the 
scheme as without the linkages additional units could have been provided which 
could improve the housing density of the site and therefore viability, 
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