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          20 June  2017 

17/00059/DPA Proposed car dealership premises for the sale and display of new 
and used cars (Sui Generis use); incorporating workshop and 
MOT servicing facilities, ancillary office space and welfare 
facilities; and a separate valet building, with external parking 
areas, new vehicular access and landscaping At Land At Manton 
Park, Cockerell Road, Corby, Northamptonshire 

Background 

1. The application site is located off Cockerell Road, Corby in an area known as Manton Park. 
This brownfield site (previously Steelworks land) is 0.8094 hectares in size and is a relatively 
the larger ‘Manton Park’ site, which extends to around 9.5 hectares. The site is located 
approximately 3 kilometres to the north-east of Corby town centre.  

2. The site is bound to the south by the recently built Wickes store, Cockerell road to the east, 
undeveloped land to the north. A dense wooded area lies to the west (alongside the railway). 

3. The immediate surrounding area is strongly characterised by a range of commercial and 
retail uses, including a large industrial estate to the east and Phoenix Retail Park to the 
south, which is anchored by a large Asda food store. The area is therefore commercial in 
character with a mix of employment generating uses. 

4. The application is presented to Committee as the proposal is contrary to Policies within the 
North Northamptonshire Joint Core Strategy. 

Proposal 

5. This is a detailed application for a proposed for a KIA car dealership premises for the sale 
and display of new and used cars (Sui Generis use); incorporating workshop and MOT 
servicing facilities, ancillary office space and welfare facilities; and a separate valet building, 
with external parking areas, new vehicular access and landscaping. 

6. The gross external floorspace of the buildings is calculated to be 1,262 square metres (1,115 
square metres showroom/workshop building over two storeys, plus 147 square metres valet 
building). 

7. The proposed site layout shows a single vehicular and pedestrian access point. The 
proposed development has a total of 116 spaces for stock/storage, 22 spaces for 
servicing/valet and 50 spaces for forecourt display. 16 are allocated for customers, 12 
spaces for staff and 10 demonstrator bays. 

 Site History 

8. The site was previously occupied by British Steel between about 1938 and 1982.  Following 
the clearance of the site it has remained undeveloped.  Planning permission for a factory 
outlet complex with more than 11,000 square metres of sales floorspace was refused in 1997 
(Application number CO/96/C201). 

9. Application 06/00421/OUT was for commercial development comprising the Corby Enterprise 
Centre, employment units (office, general industrial and warehousing) and two car show 
rooms. It was approved by the Committee but permission was not as the associated S106 
Agreement was not advanced. 

10. Application 15/00301/DPA was granted in 2015 for the erection of a Wickes retail warehouse 
with mezzanine and outdoor project centre. This has been subsequently built out and is 
located on the southern most section of the of the site occupying 0.79 hectares of Manton 
Park. 
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Policy 

11. Section 38(6) of the Planning and Compulsory Purchase Act 2004, still requires all 
applications for planning permission to be determined in accordance with the Development 
Plan, unless material considerations indicate otherwise. 

12. The National Planning Policy Framework (NPPF) was adopted by Government in 2012 and 
sets out the planning policies for England and how they are expected to be applied. The 
NPPF is a material consideration in planning decisions. 

13. Paragraphs 214 and 215 of the NPPF make clear that where a local authority does not 
possess a development plan adopted since 2004, due weight may only be given to relevant 
policies in existing plans according to their degree of conformity with the NPPF. Moreover, 
the government has also released further guidance in the form of National Planning Practice 
Guidance (NPPG) which has been taken into consideration. 

14. At the heart of national planning policy is the presumption in favour of sustainable 
development which is seen as a golden thread running through both plan-making and 
decision-taking.  Development must fulfil 3 roles, namely an economic, social and 
environmental role in order to be sustainable. 

15. In July 2016 the North Northamptonshire Joint Core Strategy (JCS) was adopted and this 
document sets out the overall spatial strategy for North Northamptonshire for the period 
2011-2031 and provides the basis for considering any future growth, and a continuing focus 
on the growth of towns as the focus for infrastructure investment and higher order facilities to 
support major employment, housing, retail and leisure development. 

16. Due regard has been had to the implications of both the NPPF, NPPG and JCS during the 
assessment of this planning application.  

17. The Corby Borough Local Plan was adopted in 1997 and certain policies have been saved 
as they are in general conformity with the polices of the NPPF. 

 National Planning Policy Framework (NPPF) and National Planning Practice Guidance 
(NPPG) 

18. The National Planning Policy Framework (NPPF) and National Planning Practice Guidance 
(NPPG) identifies a set of core land use planning principles which now underpin both plan-
making and decision making.  These 12 principles include that planning should proactively 
drive and support sustainable economic development to deliver the homes, business and 
industrial units, infrastructure and thriving local places that the country needs, securing a 
good standard of amenity for all existing and future occupants of land and buildings. 
Achieving these three roles is imperative for any scheme to be considered acceptable. 

19. Policy 1 looks at building a strong, competitive economy. Amongst other points it advises 
planning policies should avoid the long term protection of sites allocated for employment use 
where there is no reasonable prospect of a site being used for that purpose. Land allocations 
should be regularly reviewed. Where there is no reasonable prospect of a site being used for 
the allocated employment use, applications for alternative uses of land or buildings should be 
treated on their merits having regard to market signals and the relative need for different land 
uses to support sustainable local communities. 

20. Policy 4 requires transport policies to facilitate sustainable development by contributing to 
wider sustainability and health objectives. 

21. Policy 7 attaches great importance to the design of the built environment. 

22. Policy 10 requires that planning play a key role in helping shape places to secure reductions 
in greenhouse gas emissions, minimising vulnerability and providing resilience to the impact 
of climate change and support the delivery of renewable and low carbon energy and 
associated infrastructure. 

23. Policy 11 seeks to conserve and enhance the natural environment by protecting and 
enhancing valued landscapes, geological conservation interests and soils to prevent both 
new and existing development from contributing to or being put at unacceptable risk from 
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being adversely affected by unacceptable levels of soil, air, water or noise pollution or land 
instability. The remediation and mitigation of despoiled, degraded, derelict, contaminated and 
unstable land would also be required. 

North Northamptonshire Joint Core Strategy 2011-2031 

24. The North Northamptonshire Joint Core Strategy was adopted in July 2016 by the Joint 
Committee representing the Councils of Corby, East Northamptonshire, Kettering and 
Wellingborough and Northamptonshire County Council.  This is now the strategic plan for the 
period up to 2031.  

  The following policies are relevant to the application under consideration: 

25. Policy 1 states that when considering development proposals the Local Planning Authority 
would take a positive approach that reflects the presumption in favour of sustainable 
development contained in the NPPF. 

26. Policy 4 requires that a net gain in biodiversity would be sought and features of geological 
interest will be protected and enhanced through protecting existing biodiversity and geo-
diversity assets; ecological networks and supporting, through developer contributions 
development design, the protection and recovery of priority habitats and species linked to 
national and local targets. 

27. Policy 5 requires that development should contribute towards reducing the risk of flooding 
and to the protection and improvement of the quality of the water environment. 

28. Policy 6 requires that where development is situated on a site with known or high likelihood 
of contamination, remediation strategies to manage this contamination will be required. 

29. Policy 8 supports the North Northamptonshire place shaping principles and requires that 
development should create connected places; make safe and pleasant streets and spaces, 
and ensure places are adaptable, flexible and diverse as well as creating a distinctive local 
character. This would result in ensuring quality of life and safer and healthier communities. 

30. Policy 9 requires that development should incorporate measures to ensure high standards of 
resource and energy efficiency with reduction in carbon emissions. 

31. Policy 10 requires that development should be supported by the timely delivery of 
infrastructure, services and facilities necessary to meet the needs arising from the 
development and to support the development of North Northamptonshire. 

32. Policy 11 requires development to be distributed to strengthen the network of settlements to 
retain and maintain the special mixed urban/rural character of North Northamptonshire with 
its distinctive and separate settlements through the avoidance of coalescence. Growth towns 
will be the focus for infrastructure investment and higher order facilities to support major 
employment, housing, retail and leisure development. 

33. Policy 15 seeks to strengthen connectivity within and around settlements by managing 
development and investment to amongst other points give priority to sustainable means of 
transport, including measures to contribute towards meeting the modal shift targets. 

34. Policy 22 seeks a more sustainable economy that will deliver a net increase of 31,100 jobs 
will be sought through priortising the enhancement of existing employment sites and the 
regeneration of previously developed land. Further to this safeguarding existing and 
committed employment sites for employment use unless it can be demonstrated by an 
applicant that there is no reasonable prospect of the site being used for that purpose and that 
an alternative use would not be detrimental to the mix of uses within a Sustainable Urban 
Extension and/or resolve existing conflicts between land uses. 

35. Policy 34 relates to Land at Cockerell Road and is allocated for high quality business park 
with provision for flexible units that can be used for B1 (Business), B2 (general industry) or 
B8 (storage and distribution uses. Proposals should: 

a)  Include primary access from Cockerell Road with development fronting onto this road;  
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b)  Provide for junction improvements, where necessary, to ensure that there is no 
deterioration of the local highway network arising from the development;  

c)  Enhance connectivity across the railway for pedestrians and cyclists to the residential 
development beyond;  

d)  Include improvements for pedestrians and cyclists on Courier Road and Phoenix 
Parkway;  

e)  Provide high quality landscaping as an integral part of the design concept;  

f)  Deliver a net gain in biodiversity, particularly through the inclusion of swales designed 
to provide connectivity between habitats;  

g)  Be sensitive to the existing reptile reserve located on the railway embankment directly 
to the west of the site; and  

h) Contribute towards the following infrastructure requirements:  

 an off-road pedestrian/cycle link along Phoenix Parkway to link Priors Hall and 
the town centre; and  

 enhancements to public transport provision and infrastructure.  

36. In this instance, the relevant Local Plan policies possess a good degree of conformity with 
the requirements of both the NPPF and the NPPG. As such, considerable weight may still be 
given to Policies 1, 4, 5, 6, 8, 9, 10, 11, 15, 22 and 34 of the North Northamptonshire Joint 
Core Strategy (JCS) which outlines a number of principles to be complied with to achieve 
sustainable development. These include promoting good design, planning out crime and 
reducing flood risk. 

Consultations 

The following technical consultees were invited to comment on the application and provided 
below are the comments received:  

37. Environmental Services (Environmental Protection) – No objection subject to conditions on 
contamination. 

38. Local Plans – the proposed development for a car showroom is sui generis. In terms of 
Policy 34 this use would not be acceptable in principle. Consideration needs to be given to 
Policy 22 and whether there is reasonable prospect of the site being used for B class 
employment use. No information has been submitted by the applicant to satisfactorily 
demonstrate that the site will not be used for employment use in accordance with the aims of 
Policy 34. As such, the proposal fails to accord with Policy 22 of the Joint Core Strategy. 

39. Environment Agency – No objection to the application as submitted. 

40. Crime Prevention Design Advisor – No objection subject to appropriate boundary treatment 
and a condition requiring lighting scheme and CCTV. 

41. Network Rail – No objection in principle subject to conditions relating to drainage and 
lighting. 

42. Anglian Water – No objection subject to a condition requiring submission of a surface water 
management strategy. 

43. Highway Authority – No objection subject to conditions requiring off-site highway works and 
construction traffic management plan. 

44. Economic Development Officer – In relation to the current application for KIA car showroom, 
I have no objection. The proposal occupies a small part of the site, still leaving room for 
major employment uses on the remainder. The proposal will generate some employment and 
is not out of keeping with the range of adjacent uses. 

45. Environmental Services (Environmental Health) – No objection subject to a condition on 
delivery hours and noise emitted from fixed plant and machinery.  

46. Local Lead Flood Authority – No objection subject to conditions requiring the submission of a 
surface water drainage scheme and detailed scheme for the ownership maintenance of the 
subsequent surface water drainage system. 
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 Advertisement/Representations 

47. Site Notices were erected on lamp post outside the site on 22nd February 2017. 

48. Public Notice – The application was advertised in the Evening Telegraph on 23rd February 
2017. 

49. Neighbour Notification – 

 Corby Car Care Centre, Cockerell Road 
 Delmari Bathrooms, Unit 1 Curie Courtyard 
 Cheeky Monkees (Corby) Ltd, 2 Curie Courtyard 
 3, 4, 5 Curie Courtyard 
 Rockingham Cars Ltd, Cockerell Road 
 Unit 2 Cockerell Road 
 Vauxhall Body Care Centre, Cockerell Road 
 1, 3 Cockerell Road 
 Ortomotion Ltd, 2 Cockerell Road 
 B E D Electrical Ltd, 5 Cockerell Road 
 Powdertech, 6 Cockerell Road 
 Wickes Corby, Cockerell Road 

 Summary of representations 

50. No representations received in regards to the application. 

Report 

51. The key issues raised by the scheme are: 

 The application of planning policies that promote the site as suitable for industrial type 
development and loss of the site for employment use. 

 Retail planning policy that promotes town centre site for retail uses. 

 General development management matters relating to design, layout, ecology and 
other key environmental concerns.  

 Highway issues. 

Employment Land Considerations 
 

52. The policies of the adopted North Northamptonshire Joint Core Strategy (JCS), Policy 22, 
express the development plan preference to safeguard existing and committed employment 
sites for employment use unless it can be demonstrated by an applicant that there is no 
reasonable prospect of the site being used for that purpose and that an alternative use would 
not be detrimental to the mix of uses within a Sustainable Urban Extension and/or resolve 
existing conflicts between land uses. The policy is aimed at ‘Class B’ industrial use not the 
employment found in a car showroom (Sui Generis).  It is necessary to assess whether the 
development is contrary the policy, as well as Policy 34 of the JCS that promotes industrial 
development on the site. 

53. A balance has to be struck. There is some tension between national policy, and local 
planning policies. On the one hand, national policies require avoidance of long term 
allocation of land that has not been developed for employment purposes (tending to favour 
this development as this site has remained undeveloped for some 37 years). On the other 
hand, local policies deem the site as being a deliverable site for Class B employment uses. 

54. Overall employment land commitments are extensive and are between 110.7365 hectares 
(Part 2 Local Plan for Corby Scoping Consultation incorporating Issues and Options) and 
338.91 hectares (Annual Monitoring Report). The site will be located on 0.07% of the total 
allocated employment land provision in the Borough. It is readily concluded the loss of the 
site will not have a material impact on employment land supply. 

55. A parallel benefit from the proposal is that the overall site has not seen any form of 
development that has economically contributed to the Borough since 1980. The proposal 
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therefore, whilst a Sui Generis use, will make a positive contribution to the local economy by 
investing in Manton Park and creating local jobs. 7.9 hectares of land will remain after the 
development (including the Wickes store) to deliver the ‘B Class’ uses which equates to 83% 
of the site. 

56. The application is for employment uses on an allocated employment site, and this is a 
positive (notwithstanding that the proposed use is not fully compliant with Policy 34 of the 
JCS that promote ‘Class B’ uses). In this context, it is recognised that the application is only 
for a small element (9%) of the wider Manton Park site. The applicant has demonstrated why 
the proposal does not compromise the longer term development of the site with the 
submission of an indicative masterplan which shows how the rest of the site can come 
forward for ‘Class B’ uses.  It will create up to 35 jobs, and is of a nature that suits its 
commercial context with car showrooms located opposite the site. 

57. In this instance an acceptable case has been made by the applicant that the development 
would not be detrimental to employment land supply. It is not therefore in conflict with 
policies to preserve employment as it is an allowable exception to Policy 22 of the JCS. The 
site has remained undeveloped since its clearance in the 1980’s (other than the Wickes 
store). Its development has been promoted both in the Local Plan, by successive developers, 
yet development has not been forthcoming. Consequently the present positive interest in 
securing site development is to be welcomed as a potential catalyst to promote the primarily 
Class B use for the remainder of the site as per the indicative masterplan submitted. 

58. The proposed development therefore presents an achievable opportunity for sustainable 
development which accords wholly with the support for sustainable economic development 
founded in the National Planning Policy Framework. 

Development Management Considerations 

 Height, Size, Mass and Appearance 

59. In terms of building height, the proposed car showroom will be two storeys high (7 metres 
high) with a flat roof. This is considered to be in keeping with the surrounding area and will 
not result in any adverse impact on the visual amenities of the street scene. The proposed 
showroom will be positioned forward of the neighbouring Wickes building to accommodate 
customer parking and demonstrator bays to the front as well as parking for staff, servicing, 
valet prep, stock, storage and used display spaces to the rear. The building being set forward 
of Wickes would be a positive element of the street scene as it will provide activity with a fully 
glazed frontage. 

60. In summary, it is considered that the height, size, mass and appearance of the proposed 
development are acceptable and the proposed development accords with the NPPF and 
Policy 8 of the North Northamptonshire Joint Core Strategy. 

 Layout 

61. The applicant has included a 5 metre deep planted verge to continue and replicate the 
Wickes development as requested by Officers. 

62. The rest of the site has been laid out to meet the requirements of KIA for their operation as a 
car dealership.  

63. The proposal looks to continue the pedestrian footpath along the frontage of the site to 
improve connectivity northwards. 

64. The proposal in regards to the layout is considered acceptable and accords with the NPPF 
and Policy 8 of the North Northamptonshire Joint Core Strategy. 

 Ecology 

65. An ecology survey has been undertaken to support this application. It advises that the site 
could support various protected species including birds, amphibians and reptiles. The survey 
sets out recommendations and providing that the development is carried out in accordance 
with this is would not result in any significant constraint in the delivery of the scheme. It is 
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considered that a condition can be imposed to ensure that the proposal is carried out in 
accordance with the recommendations set out in the ecology survey. 

 Drainage 

66. The application proposes to connect the development to the existing public sewers on 
Cockerell Road. Anglian Water has requested a condition for a surface water management 
strategy before the commencement of drainage works. This is considered a reasonable 
request in this instance. 

67. Network Rail have also requested that a condition is imposed on the consent to ensure that 
no foul or surface water discharged onto railway infrastructure. The foul sewage is proposed 
to be discharged to public sewers on Cockerell Road which Anglian Water are satisfied with.  

 Contamination 

68. The Environmental Protection department has considered the submitted ground investigation 
report which accompanies the application. The report concludes that no remedial work is 
required in order to ensure the site is suitable for the proposed use. However, the 
Environmental Protection department has requested a condition to address any unexpected 
contamination encountered during development. A condition is considered to be appropriate 
in this in regards to this. 

 Lighting 

69. No details of external lighting have been submitted with the application. External lighting 
should be designed to minimize light pollution from sky glow or direct effects on dwellings, 
avoiding glare and light spillage. Further to this Network Rail want to ensure that there are no 
implications on the operation of the railway as a result of train drivers being dazzled. It is 
therefore considered that a proposed lighting strategy should be submitted to ensure there 
will not be an unacceptable level of light spill from the site which can be addressed via 
suitably worded condition requiring a lighting strategy to be submitted. 

 Noise 

70. A noise assessment has been submitted with the planning application. The Environmental 
Health department has assessed it and are satisfied with the recommendation which 
includes two conditions which will be imposed to this consent. 

 Sustainable Construction 

71. Policy 9 of the North Northamptonshire Joint Core Strategy requires developments of 1000 
square metres plus of non-residential floorspace should, as a minimum meet BREEAM very 
good or equivalent nationally recognised standards. A pre-assessment has been submitted 
with the application which shows that the scheme will achieve a high good rating under 
BREEAM assessment with all minimum standards achieved to a very good level. A condition 
can be imposed to require the scheme to achieve minimum BREEAM very good or 
equivalent nationally recognized standards. 

 Highway Issues 

72. Car and cycle parking has been provided and the Highway Authority have no issues with the 
numbers being provided. The number of cycle parking spaces meets the required minimum. 
The level of car and cycling parking is considered appropriate. The vehicular and pedestrian 
access to the site is deemed acceptable to the Highway Authority. 

73. The Highway Authority has requested that the scheme should deliver off-site highway works.  
The off-site highway works requested include the following: 

 The entire length of the Combined Footway Cycleway along the frontage of the site to 
the junction on Cockerell Road with Phoenix Parkway. 

 Merge 2 northbound bus stops on the southern end of cockerel road into one stop 
with a plinth, post, RealTime display and shelter. An uncontrolled pedestrian crossing 
off Cockerell Road will be required close to this bus stop. 
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 Create a formal southbound bus stop near Whittle Road with a plinth, post, RealTime 
display and shelter.  

74. It is considered that a condition can be imposed which would require the submission of the 
off-site highway works as requested by the Highway Authority. It is considered that the 
inclusion of a condition requesting for these works is reasonable and will provide the 
infrastructure necessary to make the site sustainable. 

75. As a final request the Highway Authority have requested that a condition is imposed in 
regards to the submission of a construction traffic management plan. On major applications 
of this nature it is considered that a condition for this is reasonable. 

76. For the reasons outlined above it is considered that the proposal is acceptable from a 
parkings, access and highway safety point of view. On that basis it is considered that the 
proposal complies with Policies 8, 10 and 15 of the North Northamptonshire Joint Core 
Strategy. 

Conclusion 

77. The site is promoted for employment use (Class B) by planning policies. However, overall 
employment land commitments are extensive. It is readily concluded the loss of the site will 
not have a material impact on employment land supply. The applicant has demonstrated why 
the proposal does not compromise the longer term development of the site with the 
submission of an indicative masterplan which shows how the rest of the site can come 
forward for ‘Class B’ uses.  It will create up to 35 jobs, and is of a nature that suits its 
commercial context with car showrooms located opposite the site. 

78. Design and layout issues are also acceptable subject to conditions. Creation of a new 
perimeter cycleway along with bus stop improvements will also be secured by condition. 
These all help to ensure the development is well connected.  

79. All other development management considerations for the proposal are considered to be 
acceptable or can be addressed via suitably worded conditions. 

80. The proposed development is therefore considered to accord with the National Planning 
Policy Framework and Policies 1, 4, 5, 6, 8, 9, 10, 11, 15, 22 and 34 of the North 
Northamptonshire Joint Core Strategy. 

 RECOMMENDATION: 

 It is recommended that planning permission is granted subject to the conditions outlined 
below: 

 TIME LIMIT  

01) The development hereby permitted shall be commenced no later than three years from the 
date of this permission. 

Reason: To accord with Section 91 of the Town and Country Planning Act 1990 as 
amended. 

OFF-SITE AND ON-SITE HIGHWAY INFRASTRUCTURE WORK, DESIGNS APPROVED 
BEFORE  BUILDING CONSTRUCTION STARTS 

02) Building construction (namely, above ground works) shall not commence until engineering, 
drainage, site lighting, and other construction details required to facilitate access within and 
to the site, as well as a programme for their implementation has been submitted to and 
agreed in writing with the Local Planning Authority. Notwithstanding the submitted highway 
information, the submission shall include the following: 

a. Provision of a 3 metre wide combined footway cycleway along the frontage of 
the site to the junction with Phoenix Parkway. 
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b. Merging the two northbound bus stops on the southern end of Cockerell Road 
onto one stop with a plinth, post, Realtime display and shelter. An 
uncontrolled crossing on Cockerell Road will be required close to this bus 
stop. 

c. Creation of a formal southbound bus stop near Whittle Road with a plinth, 
post, RealTime display and shelter. 

The agreed programme, variation to the above scope of the works as necessary in the light 
of the site surveys or other constraints, and the works themselves shall be implemented prior 
to first use of the development hereby approved, or as may be agreed in the phasing plan. 

All vehicle, cycle parking spaces, footpaths and cycle paths (internal to the site and external), 
shall be retained for their designated use. 

Reason: In the interests of traffic and pedestrian safety and convenience, and to ensure the 
site is well connected in accordance with Policy 8 and 15 of the North Northamptonshire 
Joint Core Spatial Stategy. 

ECOLOGY 

03) The development shall be carried out in accordance with the recommendations and 
conclusions of the submitted Ecological Assessment dated November 2016 by Ecology 
Solutions (Ref: 7310.EcoAs.dv2). 

Reason: In the interests of protected species and in accordance with Policy 4 of the North 
Northamptonshire Joint Core Strategy. 

MATERIALS FOR BUILDING AND PUBLIC AREAS OUTSIDE THE BUILDING 

04) Prior to the commencement of building construction (namely, above ground works), sample 
panels of materials to be used on the external faces of the buildings shall be made available 
on site for the approval of the Local Planning Authority. The scheme shall be implemented in 
accordance with the approved details and thereafter retained as such. 

Reason: To secure an acceptable appearance consistent with Policy 8 of the North 
Northamptonshire Joint Core Strategy. 

05) Prior to the commencement of surfacing to the car park and public areas, details of the 
designs, colours and samples of materials to be used on the ground surface shall be made 
available on site and approved in writing by the Local Planning Authority. The approved 
details shall be implemented prior to first use of the development and thereafter retained as 
such. 

Reason: To secure an acceptable appearance consistent with Policy 8 of the North 
Northamptonshire Joint Core Strategy. 

EXTERNAL AREAS DETAILING 

06) Prior to the commencement of building construction (namely, above ground works), precise 
details of the boundary treatments for this site shall be submitted and agreed in writing by the 
Local Planning Authority. Prior to occupation the boundaries shall be completed in 
accordance with the approved details and thereafter maintained. 

Reason: In the interests of crime prevention and visual amenities of the area in accordance 
with Policy 8 of the North Northamptonshire Joint Core Strategy. 

07) The site shall be landscaped and planted with trees and shrubs in accordance with a scheme 
to be submitted to and approved in writing by the Local Planning Authority. The scheme shall 
be implemented concurrently with the development, shall not be completed later than the first 
planting season following the substantial completion of the development. Any trees and 
shrubs removed, dyeing, being severely damaged or becoming seriously diseased within five 
years of planting shall be replaced by trees and shrubs of similar size and species to those 
originally required to be planted or other species as may be agreed. 

Reason: In the interests of visual amenity and to accord with Policy 8 of the North 
Northamptonshire Joint Core Strategy. 
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GROUND PREPARATION 

08) Development shall be carried out in accordance with the submitted Ground Investigation 
Report dated 31st October 2016 by Applied Geology (Ref: AG2528-16-AA37). 

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 
Policy 6 of the North Northamptonshire Joint Core Strategy. 

09) In the event that unexpected contamination is found at any time when carrying out the 
development hereby approved, it must be reported immediately to the Local Planning 
Authority.  Development works at the site shall cease and an investigation and risk 
assessment undertaken to assess the nature and extent of the unexpected contamination.  A 
written report of the findings shall be submitted to and approved by the Local Planning 
Authority, together with a scheme to remediate, if required, prior to further development on 
site taking place. Only once written approval from the Local Planning Authority has been 
given shall development works recommence.  

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 
Policy 6 of the North Northamptonshire Joint Core Strategy. 

DRAINAGE 

10) No drainage works shall commence until a surface water management strategy has been 
submitted to and approved in writing by the Local Planning Authority. No hard-standing areas 
to be constructed until the works have been carried out in accordance with the surface water 
strategy as approved unless otherwise agreed in writing by the Local Planning Authority. 

Reason: To prevent environmental and amenity problems arising from flooding in 
accordance with Policy 5 of the North Northamptonshire Joint Core Strategy. 

CONSTRUCTION TRAFFIC MANAGEMENT PLAN 

11) Prior to the commencement of the development hereby permitted, a full Construction Traffic 
Management Plan shall be submitted to and agreed in writing by the Local Planning 
Authority. The Plan shall include the following elements: 

a. Detailed work programme / timetable.  
b. Site HGV delivery / removal hours to be limited to between 10:00 – 16:00.  
c. Detailed routeing for demolition, excavation, construction and abnormal loads.  
d. Supply of pre-journey information on routeing and site restrictions to contractors, 

deliveries and visitors.  
e. Detailed plan showing the location of on-site stores and facilities including the site 

compound, contractor and visitor parking and turning as well as un/loading point, 
turning and queuing for HGVs.  

f. Breakdown of number, type, size and weight of vehicles over demolition and 
construction period.  

g. Details of debris management including location of wheel wash, programme to 
control debris spill/ tracking onto the highway to also include sheeting/sealing of 
vehicles and dust management.  

h. Details of public impact and protection to include road, footway, cycleway and 
PRoW. Details of TROs and road / footway / cycleway / PRoW closures and re-
routeings as well as signage, barriers and remediation.  

i. Public liaison position, name, contact details and details of public 
consultation/liaison.  

j. Route details as required covering culverts, waterways, passing places, tracking 
of bends/junctions and visibility splays.  
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k. Pre and post works inspection of the highway along the route of construction 
traffic to identify remediation works to be carried out by the developer. Inspections 
are to be carried out in the presence of a member of the Highway Authorities 
Inspection team. To also include the removal of TROs, temporary signage, 
barriers and diversions.  

l. Details of temporary construction accesses and their remediation post project.  
m. Provision for emergency vehicles.  

Reason: In the interests of safety and in accordance with Policy 8 of the North 
Northamptonshire Joint Core Strategy. 

LIGHTING 

12) Prior to the commencement of building construction (namely, above ground works), full 
details of external lighting shall be submitted and agreed in writing by the Local Planning 
Authority. The scheme shall be implemented in accordance with the approved details and 
thereafter retained as such. 

Reason: In the interests of the safe operation of the adjacent railway and to limit light 
pollution in accordance with Policy 8 of the North Northamptonshire Joint Core Strategy. 

 NOISE 

13) Deliveries of motor vehicles to the site shall only take place between 0800 hours and 1900 
hours. 

Reason: In the interests of residential amenity and in accordance with Policy 8 of the North 
Northamptonshire Joint Core Strategy. 

14) The noise rating level of the noise emitted from fixed plant and machinery required to 
normally operate on the site shall not exceed the existing background sound level at any 
time. The noise levels shall be determined at the nearest nois-sensitive premises. The 
measurements and assessment shall be made according to BS 4142:2014 rating industrial 
noise affecting mixed residential and industrial areas (or any superceding revision). 

Reason: In the interests of residential amenity and in accordance with Policy 8 of the North 
Northamptonshire Joint Core Strategy. 

DRAINAGE 

15) No development shall take place until full details of the surface water drainage scheme for 
the site, based on the approved Flood Risk Assessment (prepared by Banners Gate dated 
19th April 2017) have been submitted to and approved in writing by the Local Planning 
Authority. The scheme shall subsequently be implemented in accordance with the approved 
details before the development is completed. The scheme shall include details (i.e. designs, 
diameters, invert and cover levels, gradients, dimensions and so on) of all elements of the 
proposed drainage system, to include pipes, inspection chambers, outfalls/inlets and 
attenuation structures (if required). Details of the drainage system are to be accompanied by 
full and appropriately cross-referenced supporting calculations. 

Reason: To reduce the risk of flooding both on and off site in accordance with the NPPF and 
Policy 5 of the Core Strategy for North Northamptonshire by ensuring the satisfactory means 
of surface water attenuation and discharge from the site. 

16) No development shall take place until a detailed scheme for the ownership and maintenance 
for every element of the surface water drainage system proposed on the site has been  
submitted to and approved in writing by the Local Planning Authority and the maintenance  
plan shall be carried out in full thereafter. 

Reason: To ensure the future maintenance of drainage systems associated with the 
development in accordance with Policy 5 of the North Northamptonshire Joint Core Strategy. 

POST COMPLETION REQUIREMENTS 

17) Within nine months of the occupation of the development, a copy of the Final BREEAM 
Certificate shall be provided to the Local Planning Authority to prove that the building has 
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been constructed to achieve BREEAM very good level or equivalent nationally recognised 
standards. 

Reason: In accordance with the expectations of Policy 9 of the North Northamptonshire Joint 
Core Staretgy. 

Reasons for Approval: 

The site is promoted for employment use (Class B) by planning policies. However, overall 
employment land commitments are extensive. It is readily concluded the loss of the site will 
not have a material impact on employment land supply. The applicant has demonstrated why 
the proposal does not compromise the longer term development of the site with the 
submission of an indicative masterplan which shows how the rest of the site can come 
forward for ‘Class B’ uses.  It will create up to 35 jobs, and is of a nature that suits its 
commercial context with car showrooms located opposite the site. Design and layout issues 
are also acceptable subject to conditions. Creation of a new perimeter cycleway along with 
bus stop improvements will also be secured by condition and ensure better connectivity  
therefore highway impacts of the proposal are considered acceptable. All other development 
management considerations are considered acceptable or can be addressed by suitably 
worded conditions. The proposed development is therefore considered to accord with the 
National Planning Policy Framework and Policies 1, 4, 5, 6, 8, 9, 10, 11, 15, 22 and 34 of the 
North Northamptonshire Joint Core Strategy. 

 Statement of Applicant Involvement 

Discussions with the applicant have led to the provision of additional information which 
addresses the loss of employment land, highway and drainage matters.  

Officers to contact: 

 Mitesh Rathod 

 Tel No: 01536 464160 

 Email: mitesh.rathod@corby.gov.uk 


