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Applications for Planning Permission 
 

 11/380/REM Proposed Community Centre and changing facilities, land at 
Butland Road, Oakley Vale, Corby for Corby Borough Council 

Background 
The site forms part of the area covered by the overall Oakley Vale Outline Planning Permission 
which dates from 2000. It is situated on part of the land identified in the associated Master Plan 
as to be developed for public buildings and retail use as part of the Local Centre to serve Oakley 
Vale as a whole. The retail aspect of the Local Centre designation has already been developed 
and this application is for a public building in the form of a combined community centre and 
changing facilities. 

The proposal is needed to provide both a vital facility for the Oakley Vale community and also 
changing facilities for the adjacent sports pitches which are already in place.  
As the use of the land has already been agreed in principle with the approval of the Outline 
Application and the Master Plan, the purpose of this application is purely to agree various 
Reserved Matters. The items which are relevant in relation to this matter are; layout (including 
boundary treatments and lighting), the scale of development in relation to its surroundings, the 
appearance of the building, the means of access plus parking arrangements and landscaping.  

Description 
The application is for a community centre to serve the Oakley Vale estate together with 
associated changing facilities for the existing adjacent sports pitches.   

The site fronts onto Butland Road almost opposite the junction with Merestone Road and is 
adjacent to the existing local centre which contains various shops and other businesses.  

Site History 
The overall Oakley Vale Outline Planning Permission for residential and associated development 
was granted in 2000 under reference CO/98/204 and there was also a related application for 
ground remodelling under reference CO/98/205. Oakley Vale comprises 6 Phases of residential 
and associated development.   

Phases 1 to 4 of Oakley Vale are now well on their way to being completed and Reserved 
Matters Approval has been given for the development of Phase 5. The first houses are also just 
being completed on Phase 6.   

Policies 
Policies P4 (L), P5 (L), P 11 (L), P5 (C) and P1 (E) of the adopted Corby Borough Local Plan. 
(List amended to only include ‘saved’ Policies). 
Policies 13 and 14 of the adopted North Northamptonshire Core Spatial Strategy. 
Also relevant is the Planning out Crime in Northamptonshire – Supplementary Planning Guidance 
dated February 2004. 

Consultation 

1. County Highway Authority – Summary of final views on receipt of amended 
information – No objection to this proposal on highway related issues subject to a 
Condition ensuring any vehicular access gates are hung so as to open inwards only. 
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2. Police Crime Prevention Officer – Summary of final views on the receipt of 
additional/amended information – No objections subject to the imposition of Planning 
Conditions to secure the detail and implementation of lighting, CCTV, fencing, cycle 
parking, shutters/door furniture and defensive landscaping.  

3. Oakley Vale Community Association - Are supportive of these plans as they were 
altered based on comments from the community and presented at the meeting hosted a 
few weeks ago. They would, however, like to encourage the architects to add as many 
things possible to make the facility fully sustainable, for example a ground source heat 
pump and solar panelling. 

4. Environment Agency – Summary – As this site is less than 1 hectare in size and in an 
area that is considered to be at a low risk from flooding, recommends that the Council 
takes account of the Agency’s Standing Advice before determining this application. 
Essentially, this involves securing measures such as Sustainable Urban Drainage 
Systems (Suds) in order to prevent run off from the site causing problems nearby. 

5. Anglian Water – The foul and surface water systems adjacent to the site were sized 
appropriately to receive the respective flows generated from this proposed development. 
Ideally Anglian Water would wish to see an element of source control such as permeable 
paving on the car parking area to establish a more sustainable approach to surface water 
discharge. Not withstanding the above comments, Anglian Water would not have any 
adverse comments to make regarding the application for Reserved Matters. 

6. Corby Borough Council, Engineer - Summary of final views on receipt of amended 
information – Accepts the design of the scheme. 

7. Corby Borough Council, Culture and Leisure Services- Summary of views on 
receipt of amended information - Subject to the satisfactory conclusion of discussions 
about the positioning of bollards at the front of the building confirms their previous 
comments are being addressed by the revised plans.  

Advertisement/Representations 
Site Notices – Put up in Butland Road on the site frontage on 19th October 2011. 

Public Notice – Advertised in Evening Telegraph 1st November 2011. 

Neighbour Notification – Letters hand delivered or posted to 86-94 (evens) Butland Road, 54 -74 
(evens) Violet Close, 32 to 38 (evens) Lavender Close, 29-33 (odds) Merestone Road, 51-58 
Applegarth Close, 1-16 Charter Court plus the Harper’s Brook Public House on 19th October 
2011.  

The same addresses were notified again by delivering letters by hand on 14th November 2011 
following the receipt of amended plans. On the same date, number 40 Lavender Close was also 
notified as a property possibly also being affected by this development. 

Finally, all of the above addresses were notified once more by delivering letters by hand on 25th 
November 2011 following the receipt of further amended plans.  

No views were received in response within the timescale given to comment. 

Report  
Policy background. 
The following ‘saved’ Policies are relevant in relation to this matter: 

Criterion iii of Policy P1 (E) of the Local Plan requires new development to reflect the general 
character of an area through design and the careful use of materials.  
Policy P5 (C) of the Local Plan seeks to protect inland and ground waters from pollution and 
derogation as a result of development.  
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Policy P4 (L) of the Local Plan encourages new leisure and recreational facilities and Policies P5 
(L) and P 11 (L) require adequate play space and playing fields as part of residential 
development schemes. 
Policy 13 of the North Northamptonshire Core Spatial Strategy outlines a number of principles to 
be complied with to achieve sustainable development. This includes promoting good design, less 
use of the private car, planning out crime and not increasing flood risk. 
Finally, Policy 14 of the North Northamptonshire Core Spatial Strategy requires energy efficiency 
and sustainable construction. 

Layout, scale and appearance. 
In finalising the design, the architect has had to take account of the fact that the site is sloping in 
nature and is also narrow and irregular in shape. 

In terms of the layout of the buildings on the site, consideration has to be given firstly to adjacent 
properties. In general terms, the character of the surrounding area to three sides of the 
development is predominantly residential. To the other side, are the various units in the Local 
Centre (the closest of which is a day nursery) and a number of sports pitches. 

The purpose of the community centre and associated changing facility is to serve the surrounding 
community. In principle, it is therefore compatible with its surroundings.  

More specifically, the location of the building on site is controlled by the need to keep a certain 
distance from the adjacent Local Centre so that any excavations to create the foundations for the 
community centre do not affect the stability of these buildings and also because a drainage 
easement has been requested on the same side. 

On the opposite side to the Local Centre, the building is kept as far away from adjacent 
residential properties as possible and, in terms of scale, it is also only single storey. The scheme 
also involves the creation of a landscaped bund between the building and the adjacent housing.   

As an additional safeguard in relation to residential amenity, it is considered appropriate to place 
a Condition on any approval restricting the hours the facility can operate. 

On this basis, the proposal is considered compatible with the surrounding uses and has been 
kept as far away from adjacent properties as possible. Any impact on adjacent properties 
adjacent to the scheme is therefore not considered sufficient to justify refusal of this Reserved 
Matters Application. 

In terms of more specific design features, to overcome the slope and to follow the shape of the 
site, the proposal involves splitting the development into two blocks. There is a main hall and 
communal areas in one block near the front of the site and some changing rooms for the adjacent 
sports pitches will form the second. There is enough space on site to expand the number of 
changing rooms in the future should extra funding become available. 

The two buildings will be connected via a glass link. Both blocks will have a split level mono pitch 
roof and coloured render facades. The entrance will be made a feature by having the roof design 
enhanced to lead in this direction. To further add to this effect, a colonnade feature of steel 
columns is proposed opposite the hall. These are repeated through the building thus giving it a 
visual spine. 

The steel will be weathered and pay homage to Corby’s heritage. 

Overall, in general terms, the design is considered to be very good especially in terms of the site 
constraints. The precise detail of the external materials can be agreed by means of a Planning 
Condition. 

More specifically, the Police Crime Prevention Design Advisor has been consulted on this 
application and has made a number of suggestions for how the design can be improved to help 
prevent the building being subject to crime. 
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In response to these a number of improvements have been made and the point has been 
reached where there are no fundamental concerns about the design of the development from a 
crime prevention point of view. However, at the time of writing this report, there are ongoing 
discussions to agree the details of lighting, CCTV, fencing/boundaries, the location of the cycle 
parking and shutters/door furniture. These can all be brought to a satisfactory conclusion by 
imposing Planning Conditions to secure the final agreement and implementation of the details for 
these topics.      

The landscaping scheme that is referred to below as to be secured by Planning Condition should 
also include species in particular parts of the site which will help deter crime.  

On the basis of the above, the proposal is considered acceptable on ‘planning out crime’ 
grounds. 

In terms of other design related matters, the Oakley Vale Community Association has asked that 
the building is made as sustainable as possible.  

In response to this, the architect has advised that, whilst many of the available technologies are 
just not financially viable or practical on the limited budget available, they have included in the 
design a green sedum roof.  

The development also proposes the use of ‘wind catchers’ for natural ventilation. These features 
avoid the need for air conditioning.     

In addition, the glass specification, general u-values and air tightness of the building far exceeds 
Building Regulation requirements to ensure minimum energy usage for heating, and also prevent 
excessive solar gain. 

Where possible, they are using low energy light fittings and also point-of-use water heaters (to 
only heat water as instantly demanded).    

These measures are all welcomed and, on this basis, the proposal is considered acceptable on 
sustainability grounds. 

Finally, as a result of views made by the Council’s Engineer and Culture and Leisure Team, the 
application has been amended to include a storage area for refuse and recyclables to one side of 
the front entrance.  The design of this has been accepted by the Council’s Engineer and the 
Police. 

In response to other comments from the Council’s Culture and Leisure Team, a green storage 
container has been provided to their satisfaction in the grounds, a pathway has been added all 
the way around the building and some bollards have been added to protect the front of the 
building. There are ongoing discussions about the positioning of these bollards at the time of 
writing this report but these can be resolved by including provision for this in the wording of the 
boundary treatment plan to be secure by Condition which is referred to in the ‘planning out crime’ 
paragraphs above. 

The various detailed design comments made by the Council’s Culture and Leisure Team during 
the processing of this application have therefore been addressed.     

Overall, as a result of the above, and subject to the various Conditions that are recommended, 
the design of the proposal is considered acceptable in terms of its layout, scale and appearance.  

Means of access and parking arrangements 
The Highway Authority has been consulted on the application and, in relation to the entrance, 
requested amended arrangements to the proposed barrier to the site to enable a car to park clear 
of the highway.  

In response, the plan has been amended to involve a set of gates instead of a barrier which are 
the required distance from the highway boundary.  
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In addition, in response to comments from the Council’s Engineer, a proposed notice board at the 
entrance to the site has also been relocated so that it does not affect driver visibility. 

In terms of parking, the architects originally proposed 33 spaces at the front of the building. This 
included 3 spaces proposed to be suitable for disabled people and parents with children but this 
number has been increased to 4 in response to views made by the Highway Authority on this 
Application. The extra space needed for this has meant that the total number of spaces provided 
on site has been reduced to 32. This is the maximum amount that can be accommodated at this 
point bearing in mind the narrow width of the site and the need to achieve adequate 
manoeuvrability for both cars and larger vehicles servicing the building.  

It is also considered many of the nearby residents will walk to the building and there is also a 
dedicated cycle parking area proposed. The design of the cycle parking area has been amended 
to make it acceptable in order to address comments by the Council’s Engineer about previous 
designs. At the time of writing this report, and as mentioned above in the section of this report 
dealing with crime prevention, there are ongoing discussions about the precise location of this 
facility. As has been noted, these can be brought to a conclusion by imposing a Planning 
Condition on any Approval requiring the precise detail to be agreed.   

In this context of all these points, the amount of parking is considered acceptable. 

A Condition should be included in any Approval to ensure that the parking area is always 
available for this purpose. 

In view of the amendments to the entrance and parking, the Highway Authority advises that it has 
no objections to the Application providing a Condition is also imposed requiring the access gates 
to open inwards only.  

On the basis of the above, the proposal is considered acceptable on highway safety and parking 
grounds. 

Landscaping 
A broad indication of how the site will be landscaped has been submitted as part of this 
application. 

No detailed proposals have been submitted. A Condition should therefore apply in this case in the 
event that Planning Permission is granted to secure the agreement, implementation and 
subsequent maintenance of landscaping on site.  

Other matters which are not relevant in the determination of this Reserved Matters 
Application. 
A couple of other matters have been raised during the course of the processing of this Reserved 
Matters Application which, whilst not valid considerations before a decision is made, will need to 
be resolved as separate issues before the development commences. 

These relate to drainage and ground conditions/contamination.    

On the subject of drainage, some calculations have been provided with the application which 
detail the volume of flows that the development is expected to contribute to the surface and foul 
water drainage systems. 

Anglian Water and the Environment Agency have been consulted in the light of this information. 

Anglian Water advises that the nearby foul and surface water drainage systems have the 
capacity to cope with this development but recommend the use of sustainable drainage 
measures such as permeable paving to the car park to reduce the amount of run off that is 
generated by the site. 

The Environment Agency advises this is a low risk site from a flooding point of view and 
recommend we take their standing advice into account before determining this application. This 
advises that the largest drainage risk associated with such a site is likely to be the impact of 
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surface water run off. They also recommend we also secure means of sustainable drainage in 
order to deal with such an issue.    

In response to this, the architect has advised that the ground conditions do not allow for drainage 
scheme to involve significant amounts of water soaking into the ground as this could undermine 
the building’s foundations. Therefore the majority of the drainage from the site will have to go into 
the foul and surface water systems. This accords with advice given by the Council’s Engineer in 
relation to this application and it is noted that Anglian Water advise that these have the capacity 
to cope with this development.   

Discussions on the precise design of the site drainage system are ongoing at the time of writing 
this report. These can continue under the terms of one of the Conditions (number 7) imposed on 
the Oakley Vale Outline Planning Permission as part of this requires the details for foul and 
surface water drainage to be agreed before work commences on site.  

In addition, some background work has been undertaken to look at ground conditions including 
the potential for contamination. From this it is apparent that a significant amount of work will be 
necessary to ensure the site is suitable for development both from a stability and contamination 
point of view. The works necessary to ensure the Building Regulations are complied with will 
ensure the stability issues are addressed. The further investigations and any remedial work to 
address contamination issues on site will mainly be controlled through Environmental Health 
Legislation and can also continue in the context of criterion ii of Condition 2 imposed on the 
Outline Planning Permission which requires the agreement of a scheme for the prevention of 
pollution. 

With the above in mind it is considered appropriate to include an informative comment reminding 
the developers to agree matters in relation to Conditions 2 and 7 of the Outline Planning 
Permission before starting work on site. 

Conclusion 
Reserved Matters Approval should be granted subject to the Conditions referred to above in this 
report plus an extra Condition specifying the approved plans for avoidance of doubt. 

Recommendation 
The application should be approved subject to the following Conditions:  

1. The precise detail of the landscaping for the site shall be submitted to and approved in 
writing by the Local Planning Authority before the commencement of this development. All 
planting works shall be carried out in the first planting and seeding season following the 
completion of the development and shall be subsequently maintained. Any trees or shrubs 
which die, are removed or become seriously damaged or diseased within 5 years of 
planting shall be replaced within the next planting season with others of a similar size or 
species unless the Local Planning Authority gives written consent to any variation.  

Reason: In accordance with Policy 13 of the adopted North Northamptonshire Core Spatial 
Strategy and the interests of crime prevention and the visual appearance of the area.   

2. Notwithstanding the plans submitted, the precise details of the external walling and roofing 
materials and the means of security for all openings to be used as part of this 
development shall be agreed with the Local Planning Authority prior to the 
commencement of the development. The agreed materials shall subsequently be 
incorporated into the development. 

Reason: In accordance with Policy 13 of the adopted North Northamptonshire Core Spatial 
Strategy and the interests of amenity and crime prevention.   

3. The areas shown for parking and turning on the approved plans shall be laid out and 
surfaced to the satisfaction of the Local Planning Authority before the facilities are 
occupied and shall be permanently set aside and reserved for the purpose.  
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Reason: In accordance with Policy 13 of the adopted North Northamptonshire Core Spatial 
Strategy and the interests of highway safety.  

4. The vehicular access gates at the entrance of the site shall be hung so as to open inwards 
only. 

Reason: In accordance with Policy 13 of the adopted North Northamptonshire Core Spatial 
Strategy and the interests of highway safety.  

5. Notwithstanding the details shown on the submitted plans, the precise details of the cycle 
parking provision to be incorporated into this facility shall be agreed with the Local 
Planning Authority prior to the commencement of the development. The agreed provision 
shall subsequently be incorporated into the development. 

Reason: In accordance with Policy 13 of the adopted North Northamptonshire Core Spatial 
Strategy, the interests of crime prevention and sustainable transport. 

6. Prior to the commencement of the development, details of external lighting and closed 
circuit television shall be submitted to and approved by the Local Planning Authority. The 
lighting and closed circuit television scheme shall be implemented as approved and 
thereafter be maintained. 

Reason: In accordance with Policy 13 of the adopted North Northamptonshire Core Spatial 
Strategy, the interests of crime prevention and to minimise light pollution.   

7. Notwithstanding the submitted plans, prior to the commencement of the development, 
details of boundary treatments (including the provision of bollards to the front of the 
building) shall be submitted to and approved by the Local Planning Authority. The 
boundary treatment scheme shall be implemented as approved. 

Reason: In accordance with Policy 13 of the adopted North Northamptonshire Core Spatial 
Strategy and the interests of crime prevention. 

8. Except as may otherwise be agreed in writing by the Local Planning Authority the facility 
shall not be open other than between 7:00am to 12 midnight on Mondays to Saturdays 
and 7.00am to 11pm on Sundays.  

Reason: In accordance with Policy 13 of the adopted North Northamptonshire Core Spatial 
Strategy and the interests of amenity.   

9. This approval relates to the following plans: 

PL01 Revision E - Proposed site plan and site location - received 24th November 2011 
PL02 Revision A - Proposed block plan – received 24th November 2011 
PL03 – Proposed ground floor GA and roof plan - received 18th October 2011 
PL04 – Proposed elevations sheet 1 of 2 - received 18th October 2011 
PL05 – Proposed elevation visuals sheet 2 of 2 – received 18th October 2011 

Reason: For avoidance of doubt. 

Reasons for approval 
The proposal forms part of the area covered by the Oakley Vale Outline Planning Permission and 
is identified as being appropriate for a public building such as this in the Approved Master Plan.   

Having regard to the relevant provisions of the development plan, it is considered that, subject to 
compliance with the Conditions attached to this permission, the proposed development would be 
in accordance with the development plan. In addition, the development is of an acceptable 
design.  
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The above decision has been made having had regard to ‘saved’ Policies P4 (L), P5 (L), P 11 (L), 
P5 (C) and P1 (E) of the adopted Corby Borough Local Plan and Policies 13 and 14 of the 
adopted North Northamptonshire Core Spatial Strategy. 

Informative 1 
The attention of the developer is drawn to the fact that, prior to the commencement of 
development, the current ongoing discussions on the subjects of contamination and drainage 
need to be brought to a satisfactory conclusion in relation to the relevant parts of Conditions 2 
and 7 of the Oakley Vale Outline Planning Permission (CO/98/C204). 

Case Officer 
Wayne Cattell 
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