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Development Control Committee 10 November  2015 
 
 

 15/00301/DPA Erection of Retail Warehouse with mezzanine and outdoor 
project centre, on land at Manton Park , north of Courier Road,  
Corby for Wickes Building Supplies Ltd 

 

Background 

The application site is located on the corner of Courier and Cockerell Road, Corby in an area 
known as Manton Park. This brownfield site (previously Steelworks land) is 0.79 hectares in 
size and is a relatively small part (8%) of the larger undeveloped ‘Manton Park’, which 
extends to around 9.5 hectares.  

The site is located approximately 3 kilometres to the north-east of Corby town centre. It is 
therefore out of centre in retail planning terms.  

The site is bounded to the south by Courier Road, Cockerell Road to the east, undeveloped 
land to the north. A dense wooded area lies to the west (alongside the railway). This is an 
unused habitat rich area owned by the Council, and is outside the application site. 

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. 

The application is presented to the Committee as it addresses issues relating to the 
application of employment policy. 

Description 

The proposal is for new retail warehouse to be occupied by ‘Wickes’ (part of the Travis 
Perkins Group). It has a total floor space of 2323m2 including a mezzanine floor.  An ‘outdoor 
project area’ to the rear will accommodate bulky supplies that do not require protection from 
the elements; this is 465m2 and will be enclosed by a 4m high fence.  

The store is aimed at trades people and DIY enthusiasts. Products include building materials, 
timber, joinery and sheet metal, decorating, plumbing and other associated goods.  Such 
stores are commonly located in industrial areas given the attraction of linked trips to other 
trade outlets and ready vehicular access for bulky goods collection. The building will also 
accommodate a Wickes' showroom, now focused solely on kitchens and bathrooms and 
supported by an installation service. 

The application has been revised to only allow for bulky goods ranges. The unit cannot be 
used as a shop with a broad range of goods more suited to a town-centre, or edge of centre 
location.  

The proposed site layout shows two new access points taken both from Courier Road.  One 
at the north-eastern corner for cycle and pedestrian access, and the other on the south-
western point of the site for vehicles. The potential for future linkage northwards has been 
accommodated in revised plans with a central north-south pedestrian concourse.  

The proposed development will accommodate 75 parking spaces which include: 4 disabled 
spaces; 5 family spaces; 7 van spaces; car & trailer spaces; 3 motorbike spaces; and 6 
covered cycle spaces.  

The appearance of the building has been designed to reflect the industrial nature of the 
neighbouring buildings and the functional usage of the building itself. The building is clad 
primarily in horizontal ribbed composite cladding panels in silver grey. The double height 
entrance lobby projects from the face of the main building by approximately 2m and runs to 
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roof level. The cladding on the corner bays are in a contrasting cladding in Albatross grey 
colour.  

High level windows to the left of the entrance lobby will allow light into the mezzanine level as 
well as adding interest to the front elevation. Rooflights are incorporated to achieve lighting of 
the floor area At roof level a profiled metal fascia in albatross grey colour continues the 
industrial theme. The roof cladding will be in Goosewing grey colour..  30% of the energy 
requirement should come from renewable sources.  

Works to the adjacent woodland area (to the west, under a license from the Council as 
owner) will be carried out as part of the development as part of the developers promotion of 
biodiversity. 

The scheme has been revised since submission to include officer requirements for design 
improvements (with public art),  improvements to pedestrian connections with the retail park 
to the south (including a zebra crossing) and a new predominantly 3m wide cycle/footpath on 
most of the site perimeter. 

Site History 

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 11000 square metres of sales floorspace was refused in 1997 
(Application number CO/96/C201). 

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 not issued as a permission as the associated 
s106 was not advanced.  

Policies 

Corby Borough Council Local Plan –saved polices 

The Urban Area Inset Map of the Local Plan shows the site as employment land, identified 
as site ‘J16’. 

To the west the strip of land between the site and the railway land is allocated as an area of 
importance for Environment and Nature conservation.  Proposal E10 indicates that it forms 
part of a linear nature conservation area, extending to the east towards Priors Hall. 

Employment -Proposal J16 – allocates 6.3 hectares of land at Phoenix Industry for business, 
general industry or distribution. 

Environment and Nature Conservation Proposal E10 – relates to a linear nature conservation 
area at the Willowbrook North Industrial area. 

Policy P7 (E) and Policy P9 (E) also guard areas of local nature conservation interest. 

North Northamptonshire Core Spatial Strategy (NNCSS) 

Policy 11 (Distribution of Jobs) provides information on the Council's preference to safeguard 
existing employment sites 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 

Policy 13 promotes general sustainability principles including good design and access.  

Policy 14 addresses energy efficiency and sustainable construction.  

National Planning Policy Framework.  

In the context of employment land allocations, Paragraph 22 states:  

"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 
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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." 

Paragraph 24, for retail development,  requires a sequential approach to site selection with 
preference given to centre sites before accessible edge or out of centre locations are 
considered. 

Focused Changes to the Joint Pre-submission North Northamptonshire Core Strategy 
(2015)  

Given the Core Strategy is at its submission stage, the document holds some planning 
weight. It provides the direction of travel for Corby's planning policies. Under the new 
Proposals Map, the site forms part of a strategic allocation in the emerging Joint Core 
Strategy for a high quality business park (emerging Policy 34) . Emerging Policy 34 
(Cockerell Road, Corby) states:  

"Land at Cockerell Road, as shown on the Policies Map, is allocated for a 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;  

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."  

Consultations 

Anglian water. 

No objection. Provided advice and a suggested condition. 

Environment Agency 

No objection. Advised on appropriate conditions. 

Joint planning unit. 

No objection. Summary follows - Advised significant weight should be given to the submitted 
Joint Core Strategy (JCS), including Policy 34, which sets out the preferred uses and ‘Place 
Shaping’ principles for this strategic site. 

The applicant will need to demonstrate compliance with the sequential and impact tests as 
required by NPPF, Policy 12 of the adopted CSS and Policy 12 of the JCS. . 

As the application is for employment uses on an allocated employment site, this is a positive 
notwithstanding that the proposed use is not compliant with new Policy 34 of the emerging 
JCS. But it is recognised that the application is only for a small element of the wider 
Cockerell Road site.  

The applicant must demonstrate why the proposal does not compromise the longer term 
physical development of the wider site. The applicant should demonstrate compliance with 
the Place Shaping principles and why this proposal would support the vision for the site in 
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new Policy 34, even though the proposed uses for this part of the site are not compatible with 
the Policy. 

Whilst the application is for employment use, the Council will need to be satisfied that the 
applicant has demonstrated that the proposal is not detrimental to the overall employment 
land supply as required by Policy 11 of the adopted CSS and Policy 22 of the JCS. The JPU 
does not consider this to be a major concern, given the extent of employment land 
commitments in the Borough.  It is noted that para. 11.6 of the Planning Assessment sets out 
that the site will be located on 0.3% of the total allocated employment land provision in the 
Borough. 

Place Shaping comments are provided, focusing on urban design, movement and landscape 
design.  These set out measures that are considered important in ensuring that the 
development achieves the quality sought by the JCS, and does not compromise the longer 
term development of the wider Cockerell Road site. (Officer note: reflected in revised layout) 

Wildlife Trust. No objection. Fully involved in measures to relocate protected species. Seeks 
to ensure that biodiversity improvements and enhancement of adjacent woodland area will 
be undertaken. 

Police Crime Prevention Design Advisor. No objection. 

Economic Development Officer. No objection.  Noted that once opened the Council can 
liaise on any relevant local training initiatives and support programmes. 

Environmental Quality – No objections on noise grounds nor to measures proposed to 
address land contamination. Advised on Conditions 

Northamptonshire County Council: Highway Authority (final comments awaited). 

Interim observations have led to revised proposals to improve connectivity to adjacent land 
and highways.  Also, at the time of writing, detailed discussions on projected traffic flows and 
traffic distribution are still proceeding.   Until these discussions are concluded, NCC maintain 
a holding objection. Members will be updated verbally.  

Representations 

A site notice was placed on 04.10.15 and newspaper notifications on 06.08.15 and 13.08.15 
in accordance with development  plan departure regulations. 

No response has been received from the businesses adjoining the site, or following statutory 
publicity. One objection has been received from consultants acting for the owner of Corby 
Town Centre. In summary, concern is expressed about: 

 Retail impact. An impact assessment should be carried out. The impact of the use on 
existing planned public and private investment, and the impact on town centre vitality 
and viability should be examined further. The proximity of the new Wickes  to the 
Phoenix Retail Park (with open A1 uses such as  Asda, Boots Curry’s etc) mean that 
it will act as an extension to the retail park thus increasing its ability to compete with 
and divert trade from the town centre. In itself the Wickes will form the nucleus for 
further similar uses thus further extending the retail park. 

 Sequential test.  There is a town centre site available – the cleared college site to the 
north of the cinema. 

 Loss of employment land. Insufficient assessment carried out. 

 Planning conditions. Should restrict the use. 

Report 

The key issues raised by the scheme are: 

1. The application of  present and emerging planning policies that promote the site as 
suitable for industrial type development. 

2. Retail planning policy that promotes town centre site for retail uses. 
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3. General development management matters relating to design, layout, ecology and 
other key environmental concerns.  

4. Highway issues. 

1. Employment land considerations. 

The policies of the adopted Core Spatial Strategy (CSS), Policy 11, express the development 
plan preference to safeguard existing employment sites 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. The policy is 
aimed at ‘Class B’ industrial use not the employment found in retailing.  It is necessary to 
assess whether the development is contrary to the above underlined section of the policy, as 
well as the more recent emerging Core Strategy policies that promote industrial development 
on the site. 

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 35 years). On the other 
hand, local polices (in the emerging CSS) deem the site as being a deliverable site for Class 
B employment uses.   

Overall employment land commitments are extensive. The site will be located on 0.3% 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.  

A parallel benefit from the proposal is the site has not seen any form of development that has 
economically contributed to the Borough since 1980. The proposal therefore, whilst a retail 
use, will be restricted to bulky goods only (see section below on retail policy), and will make a 
positive contribution to the local economy by investing in Manton Park and creating local 
jobs. The development also has the potential to act as a catalyst for the delivery and 
development of the wider Manton Park site, of which 8.7 hectares of land will remain after the 
Wickes development.  

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 
2015 draft changes to the JCS that promote ‘Class B’  uses). In this context, it is recognised 
that the application is only for a small element (8.3%) of the wider Manton Park site. The 
applicant has demonstrated why the proposal does not compromise the longer term 
development of the site.  It will create up to 40 jobs, and is of a nature (heavy end bulky 
goods) that suits its commercial context. 

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 CCC Policy 11. The site 
has remained undeveloped since its clearance in the 1980’s. 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.   

The proposed development therefore presents an achievable opportunity for sustainable 
development which accords wholly with the support for sustainable economic development 
founded in national policy. 

2. Application of retail planning policy  

Sequential assessment. 

The development is in an out of centre location and compliance with the ‘sequential 
approach’ is required, consistent with paragraph 24 of the NPPF.  
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When applying the sequential approach, first preference is given to sites in the town centre 
itself and when considering edge of centre or out of centre sites, preference should be given 
to accessible sites that are well connected to the centre.  

There are no suitable, available and viable sites which could accommodate the proposed 
development, even when regard is given for flexibility. Compliance with the sequential 
approach has therefore been demonstrated and the test has been met. Paragraph 24 of the 
NPPF is therefore satisfied in this respect. 

The former college site in the town centre (north of the pool) is not suitable for the 
development proposed nor is it believed to be genuinely available given the residential-led 
mixed-use development planned for the site. It can therefore be discounted.  

Objector’s views: town centre impact 

The objector (owner of Willow Place) raises concerns that an impact assessment on town 
centre vitality and viability should have been carried out. They also say the proximity of the 
new Wickes  to the Phoenix Retail park (with open A1 uses such as  Asda, Boots, Curry’s 
etc) mean that it will act as an extension to the retail park thus increasing its ability to 
compete with and divert trade from the town centre.  The development may well attract 
similar ‘bulky goods’ outlets on the undeveloped part of the site.  

In response, the development is an out of centre retail use is judged against Core Spatial 
Strategy Policy 11 as updated by more recent national planning policy. The development is 
not large enough to warrant a ‘retail impact assessment’. Wickes is a retail use that fits in 
well with the mixed commercial character of the area, and cannot be seen to compete with 
town centre traders given its product range (and tight restriction by condition). Future 
applications on adjacent sites will be dealt with on their merits. 

3. Development management considerations  

Height, Size, Mass & Appearance 

In terms of building height, the proposed unit will be 2 storeys high, in keeping with the scale 
of surrounding buildings. The proposed development will not be visually detrimental to the 
street scene or wider area. The proposed unit will occupy the central part of the site, with the 
car parking located adjacent to the east, along Cockerell Road and the servicing and storage 
area to the west.  

The applicant has involved an artist to assist with ideas for the a key corner at the Courier 
and Cockerell Road junction. It is welcomed as adding a sense of uniqueness and ‘place’ to 
an otherwise bland and functional commercial area. 

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 13 of the JNNCS. 

Layout 

As requested by Officers during pre-application discussions, a 4 metre landscaping buffer 
was incorporated along the southern and eastern boundary of the site boundary. Further 
improvements were made to secure improved pedestrian movement within the site.  The 
potential has been created for the site to possibly extend its pedestrian connection 
northwards once the adjacent site is developed.  Connections outside the site have been 
improved with a considerable improvement to connectivity (see highways below).  

Ecology. 

A survey has been undertaken and the site was found to support common reptiles.  A reptile 
mitigation strategy was agreed and an agreement reached with Corby District Council to 
translocate the populations of common reptiles to a suitable receptor site within the Council’s 
control and ownership. This has already been done at the applicant’s expense and at their 
own risk in advance of a decision on this application. The reptile constraint is lifted and has 
enabled the proposed development work to commence. 
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To provide an enhancement to the receptor site and heighten the carrying capacity for 
reptiles (particularly for the forthcoming hibernation season) hibernation areas have been 
constructed. Further works will need to be carried out such a woodland clearance; and a 
condition will require the works to be done by the applicant prior to occupation as well as to 
secure a management plan for implementation by the Council. 

The result of recent and future ecology work will be to secure improvement to the adjacent 
ecology area at the applicant’s cost (owned and managed by the Council). Recent 
cooperation with the developer (without prejudice to the Councils final views on the 
application) has also enabled a development to proceed that would otherwise be delayed by 
the difficulty of finding appropriate translocation sites for lizards. Future phases of Manton 
Park’s development to the north will be expected to continue this approach. 

Drainage. SUDs have not been advanced given the possibility of contamination. Surface 
water will discharge into a public sewer in Cockerell Road. The arrangements are 
acceptable.  

Contamination. The site was former steel works land and there is moderate contamination. 
This has been investigated by the applicant who has submitted a methodology to deal with 
risks. There are no objections from the Environment Agency but conditions will be necessary.   

Lighting. External lighting should be designed to minimise light pollution from sky glow or 
direct effects on dwellings, avoiding glare and light spillage. The proposed lighting strategy 
demonstrates that there will not be an unacceptable level of light spill from the site. 

Noise assessment.  Noise nuisance can arise from services and plant, deliveries, and car 
park activities. The submission is acceptable as it  shows how there will be no undue noise 
issues to the nearest noise sensitive residential properties - 115m to the west of the site in 
Stephenson Way. 

Sustainable construction.  Policy 14 of the Core Spatial Strategy requires a proportion of 
energy demand to be met on site and from renewable sources. This has been satisfactorily 
achieved and the scheme aspires to achieve a BREEAM standard of ‘very good’. A post 
construction report will confirm such standards are actually met in construction.   

4. Highways issues. 

Car and cycle parking will be provided in accordance with the NCC parking standards. The 
level of parking is considered appropriate based on the high proportion of trade customers, 
the differing peak periods associated with trade and non-trade customers and the use of the 
internet and phone to place orders. The parking provision has also been shown to be 
consistent with parking accumulation of similar sized and located Wickes branches. The 
number of cycle parking spaces meets the required minimum, however, given that very few 
customers will cycle to the site the level of provision exceeds the requirement for staff. 

The applicant believes it will not result in a material impact on the capacity of the surrounding 

roads. This is due mainly to the actual number of new trips associated with the development 
on the surrounding highway network being low due to customers transferring their trade from 
other existing similar businesses nearby and the proximity to other retail/trade uses resulting 
in a high proportion of linked trips.  

Junction capacity assessments are still being reviewed and, at the time of writing, 
discussions have not concluded on traffic flow projections. The applicant’s highways review 
therefore remains to be verified.  It is stressed however that presently unresolved highway 
matters do not fundamentally alter a decision to recommend approval. The outcome may 
however affect the understanding of impact in different junctions near the site, and could 
possibly lead to off-site highway works.  There will be a verbal update at the Committee. 

Conclusion     

The site is promoted for employment (Class B) use by present and emerging 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. 



092 

Further the proposed development will be the first on this undeveloped site and will act as a 
stimulus to introduce new, high quality development on the remainder of this adjacent long 
undeveloped land. The NPPF is clear in its focus on delivering sustainable economic growth. 
The benefits that will be realised if planning permission is granted include continued 
investment in the local economy, and the immediate creation of up to 40 jobs. 

Compliance with the sequential approach has been demonstrated and it is unlikely there will 
be any significant adverse impact on the town centre. Full compliance, therefore, has been 
secured with national retail planning policies.  

Design and layout issues are also acceptable. Connectivity to adjacent sites and creation of 
a new perimeter cycleway will also be secured by condition. These all help to ensure the 
development is well connected.  

The Council has, without prejudice to the final decision on the application, recently 
cooperated with a time-sensitive reptile translocation exercise to enable development to 
proceed in a timely way if permission is granted. 

Highway issues remain to be resolved but the absence of a conclusion does not affect the 
recommendation to approve but may affect off-site works. There will be an update report. 

Recommendation 

The Head of planning and Environmental Services be authorised to grant planning 
permission subject to the satisfactory resolution any additional highway conditions, and 
subject to the following conditions: 

IMPLEMENTATION 

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

Reason: To comply with Section 91 (as amended) of the Town and Country Planning Act 
1990 

APPROVED DRAWINGS AND DOCUMENTS 

2. The development hereby approved shall be fully implemented in accordance with the 
following approved plans and statements:  

a. 13424-110A Existing Site Plan 1:200 @ A1 
b. 13424-101H Proposed Site Plan 1:200 @ A1 
c. 13424-102B Proposed Ground Floor Plan 1:100 @ A1 
d. 13424-103A Proposed Mezzanine Plan 1:100 @ A1 
e. 13424-104E Proposed Elevations (1 of 2) 1:100 @ A1 
f. 13424-105D Proposed Elevations (2 of 2) 1:100 @ A1 

g. 13424-107C Proposed Roof Plan 1:100 @ A1 

h. Proposed Landscape and layout scheme a2727.01.a 1:250 @ A1 

i. Transport Assessment and Travel Plan, by Iceni Projects Limited; 
j. Energy & Sustainability Statement, by ESP; 
k. BREEAM Report, by Synergy; 
l. Preliminary Investigation Report, by Soiltechnics; 
m. Ground Investigation Report, by Soiltechnics; 
n. Ecological Assessment, by Ecology Solutions; 
o. Drainage Strategy, by JPP Consulting; 
p. Landlord Drainage Connections (ref. WKCOR FRA04), by JPP Consulting; 
q. Proposed External Lighting Illumination Levels (ref. 2784_E_100 P1), 
prepared by ESP; 
r. Incoming Services Layout (ref. 2784_CS_502 P1), by ESP; and 
s. Noise Assessment, by Environoise. 
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Reason: To ensure the scheme is implemented as approved and for clarity.  

RESTRICTION ON USE 

3. The retail premises hereby permitted shall only be used for the sale of non-food bulky goods 
comprising; DIY goods and decorators’ supplies; building trade goods; garden landscaping 
materials;  and for no other purpose (including any other purpose in Class A1 of the Use 
Classes Order 1987 as amended or in any provision equivalent to that Class in any statutory 
instrument revoking and re-enacting that Order with or without modification) without the prior 
permission in writing of the Local Planning Authority. Goods falling outside the permitted 
range may be sold only where they form a strictly minor and ancillary part of the proposed 
store's operation 

Reason: To minimise the impact of the development on the vitality and viability of Corby 
Town Centre in accordance with Policy 12 of the North Northamptonshire Core 
Spatial Strategy 2008. 

4. The gross internal floor area including the proposed mezzanine or extension to that 
mezzanine shall not exceed 2323 m2 and the outdoor sales area shall be limited to 465m2. 

Reason: To minimise the impact of the development on the vitality and viability of Corby 
Town Centre in accordance with Policy 12 of the North Northamptonshire Core 
Spatial Strategy 2008. Increase beyond 2500m2 will require a retail impact test.  

5. The building shall only be used as a single retail unit and shall not be sub-divided into 
separate shop units. 

 
Reason: To control use of the retail floorspace as approved and to preserve the building for 

bulky goods in accordance with the application submission in the interest of the 
vitality and viability of Corby Town Centre. This is in accordance with Policy 12 of 
the North Northamptonshire Core Spatial Strategy 2008 

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

6. 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 
drawings and statements, the submission shall include the following: 

a. a predominantly 3m wide cycle and pedestrian route along all of the site’s 
Cockerell Road frontage and part of the Courier Road frontage close  to the new 
site access 

b. a pedestrian crossing near the junction of Courier Road and Cockerell Road 

c. full design work and costing - for implementation by others -  of: 

i. a 1.8m footpath southwards from the site to connect up with an existing 
footpath (from south side of Courier Road extending along south and rear of 
Asda only) 

ii. ramped access to Rockingham Road to support item (i) above 

iii. improvement of the mini roundabout at the access to the Asda car park. 

The agreed programme, variation to the above scope of the works as necessary in the light 
of site surveys or other constraints,  and the works themselves shall be implemented prior to 
first use of the retail store, 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 the sustainable development policies as 
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set out in Policy 13 d, e & k of  the North Northamptonshire Core Spatial Strategy 
2008. 

Notes:  

a) Condition 6 is partly concerned with securing an implementation programme for 
highway infrastructure that is the subject of separate detailed design control by the 
County Council as Highways Authority.  The approvals of detailed designs are the 
Highway Authority’s separate remit under s278 of the Highways Act 1980.  

b) Item ‘c’ above (design work and costing) is for implementation by other agencies 
as and when resources are identified. 

OFF-SITE ECOLOGICAL MANAGEMENT AND ENHANCEMENT WORKS APPROVED 
PRIOR TO DEVELOPMENT STARTING 

7. No development other than site clearance and preparation works  shall take place until the 
following have been submitted to the Local Planning Authority 

a. a management plan and details of enhancement  works to be carried out on the 
adjacent woodland and open space area  between this site and  the railway 

b. details of ecological enhancement works   

Once approved by the Local Planning Authority the works shall be carried prior to building 
occupation in accordance with the approved details. 

Reason: To secure implementation of the measures provided for in the reptile mitigation 
strategy, and in accordance with Policy 13(o) of the North Northamptonshire Core 
Spatial Strategy.  

Note:  

For clarity, the adjacent site is owned by Corby Borough Council.  Enhancement works such 
as woodland clearance and hibernacula construction are to be carried out by the developer 
(under license to this Council as owner), as is the drafting of a management plan. Future 
management of this area is by the Council as owner. The details of clearance will need to be 
agreed on site.  

MATERIALS FOR BUILDING AND PUBLIC AREAS OUTSIDE THE BUILDING.  

8. 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 13h of the North 
Northamptonshire Core Spatial Strategy 2008.   

9. 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 retail store and thereafter retained as 
such.  

Reason: To secure an acceptable appearance consistent with Policy 13h of the North 
Northamptonshire Core Spatial Strategy 2008.   

EXTERNAL AREAS DETAILING – LANDSCAPE WORK, MINOR STRUCTURES, PUBLIC 
ART AND BOUNDARY TREATMENT.  

10. Notwithstanding the details shown on the approved site layout and landscape plan 
A2727.01.A, further details of revised plans for external areas shall be submitted to and 
agreed in writing with the Local Planning Authority prior to the commencement of building 
construction ( namely above groundworks). The submission shall include public art, 
advertising locations, and other minor artefacts and structures (e.g. seating, refuse bins, 
boundary treatment, and positions for fire hydrants). The layout and installations shall be 
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implemented in accordance with the approved scheme prior to the first use of the retail store 
and thereafter retained as such.  

Reason: Designs for external areas need to be further detailed.  This is to secure an 
adequate appearance consistent with Policy 13h & i of the North Northamptonshire 
Core Spatial Strategy 2008.  

11. The development shall be carried out in accordance with the   hard and soft landscaping 
shown on Landscape Master Plan drawing A2727-01A. The soft landscaping shall be carried 
out in the first planting and seeding season following the first use of the retail store and any 
trees or plants which, within a period of five years from first use of the retail store, die, are 
removed or become seriously damaged or diseased, shall be replaced in the next planting 
season with others, of similar size and species. The approved details of the hard landscaping 
scheme shall be implemented prior to the first use of the retail store and thereafter retained 
as such.   

Reason: To secure an acceptable appearance, consistent with Policy 13h & i of the North 
Northamptonshire Core Spatial: Strategy 2008.  

12. Prior to the commencement of building construction (namely, above ground works) , a 
landscape management plan addressing the landscape details referred to in condition 11 
above shall be submitted for the approval of the Local Planning Authority. The management 
plan shall include timing, long term design objectives, management responsibilities and 
maintenance schedules for all landscaped areas. The Landscape Management Plan shall be 
implemented as approved.  

Reason: To secure an acceptable appearance consistent with Policy 13 h & i of the North 
Northamptonshire Core Spatial Strategy 2008.  

SITE DEVELOPMENT - GROUND PREPARATION AND POLLUTION CONTROL 

13. Development shall be carried out in accordance with the Ground management strategies 
presented in the Soiltechnics Reports dated April and July 2015 (refs: STM3112B-P01 & 
STM3112B-G01)  

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 

14. 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.  

The investigation and risk assessment must be conducted in accordance with DEFRA and 
the Environment Agency’s ‘Model Procedures for the Management of Land Contamination, 
CLR 11’ (or any model procedures revoking and replacing those model procedures with or 
without modification). 

Reason: To ensure that risks from land contamination to the future users of the 
development and neighbouring land are minimised. 

15. The building shall not be brought into use until works for the disposal of foul and surface 
water, including the retention of surface water on-site have been carried out in accordance 
with details, which shall have been carried out in accordance with the Drainage Strategy ref 
R-FRA-WKCOR-01-B dated June 2015. 

Reason:   To prevent pollution of the water environment and to reduce the risk of flooding. 
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PRIOR TO THE COMMENCEMENT OF BUILDING CONSTRUCTION, A DETAILED 
CONSTRUCTION ENVIRONMENT MANAGEMENT PLAN 

16. Prior to the commencement of development other than site clearance and preparation works, 
a detailed Construction Environment Management Plan for the construction phase of the 
development shall be submitted to the Local Planning Authority. The plan shall include:- 

a. locations for the loading and storage of all plant, machinery and materials including 
oils and chemicals to be used in connection with the construction of the 
development 

b. details of all bunds, fences and other security measures to be placed on the site 
including the time periods for placing and retaining bunds and fences, and the use 
of decorative displays and facilities for public viewing 

c. provision  for  the  on-going  maintenance of  any  such  bunds,  fences  and  other 
measures 

d. provision for the control and removal of spoil and wastes 

e. measures to  prevent the  pollution of surface  and  ground  water  arising from the 
storage  of  plant and  materials  

f. sound attenuation measures incorporated to reduce noise at source 

g. details of measures to be taken to reduce the generation of dust 

h. vehicle parking for site operatives and visitors, and the routes of construction traffic 
to and from the site, and  

i. wheel washing facilities. 

The development shall only be implemented in accordance with the Construction 
Environment Management Plan as approved by the Local Planning Authority, provided that 
this may be amended in accordance with details expressly submitted to and approved in 
writing by the Local Planning Authority.  

Reason: To allow the Local Planning Authority to retain control over the details of potentially 
significant engineering operations in the interests of public safety and amenity in 
line with Policy 13(l) of the North Northamptonshire Core Spatial Strategy 2008, 
and to encourage 'considerate contractor’ activity. 

LIGHTING. 

17. The development shall be carried out in accordance with the external lighting design and 
luminance scheme shown in Plan Nos  2784-E-100-P1 and thereafter retained as such. 

Reason: To secure limitations on undue light spread consistent with Policy 13 of the North 
Northamptonshire Core Spatial Strategy 2008 in the interests of the amenity of the 
residential area to the west of the site. 

NOISE  

18. The site shall be operated in accordance with the approved noise assessment (‘Environoise’ 
report ref 20598RO1aPKrmw dated 03 June 2015) and the measures referred to in that 
report retained and maintained. 

Reason: To secure limitations on undue noise nuisance consistent with Policy 13 of the 
North Northamptonshire Core Spatial Strategy 2008 in the interests of the amenity 
of the residential area to the west of the site. 

POST COMPLETION REQUIREMENTS. 

19. Within nine months of completion of the retail store a copy of the Final BREEAM Certificate 
shall be provided to the Local Planning Authority to prove that the store has been 
constructed in accordance with the Sustainability. Report and that the development has 
achieved a ‘very –good’ BREEAM level.        
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Reason: In accordance with the expectations of Policy 14 of the North Northamptonshire 
Core Spatial Strategy 2008. 

20. Within nine months of the occupation of the development, a scheme shall be submitted for 
the implementation of the approved Travel Plan. The scheme shall identify the mechanisms 
by which the Travel Plan proposals are to be delivered, the targets and the timing of delivery. 
The scheme, as approved in writing by the Local Planning Authority, shall be implemented in 
accordance with the delivery plan. 

Reason: To redress deficiencies in the submitted travel plan, and to ensure a sustainable 
form of development, reducing the length of vehicle journeys and dependence on 
the use of the private car. 

 

Reasons for permission (repeat adapted conclusion above in main report)  

Statement of Applicant Involvement: 

Discussions with the applicant have led to the provision of additional information which 
addresses highways works, improved connectivity, and concerns relating to  the town centre 
use being located outside of the town centre. The council and applicant have worked 
together to resolve translocation issues for reptiles. 

Officer to contact:  

Gordon Smith  
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