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Development Control Committee  

 

  11 April  2017 

 Variation of condition 4 to amend the approved development 
framework plan  associated with outline planning permission 
reference: 13/00026/RVC relating to mixed use urban extension to 
Corby, including residential (up to 4360 dwellings), employment 
(up to 14ha), 1 district centre, 2 neighbourhood centres, schools 
(1 secondary, 3 primary), hotel, formal and informal open space 
(amended development framework plan and environmental 
statement received)- application submitted by Bela Partnership 
Ltd. - Priors Hall Park Development Site, Stamford Road, Weldon 

Purpose 

1. To advise Members of a current application for planning permission and to seek their 
decision.  

Recommendation(s) 

2. It is recommended that planning permission is granted subject to the satisfactory completion 
of a Section 106 Agreement which carries forward obligations from the original consent, 
reflects changes sought by this application and to secures financial contributions made 
necessary by the development and subject to the Conditions as set out at the end of this 
Report. 

Site and Surroundings 

3. The Application Site sits to the north-east of Corby and covers an area of approximately 395 
hectares of land. The application site straddles the administrative boundaries of two 
Authorities: Corby Borough Council (CBC) and East Northamptonshire District Council 
(ENC). The majority of the site is located within the borough of Corby but the northern third of 
the site, approximately 129ha, lies within the borough of East Northamptonshire. Hence, a 
similar variation of condition application was submitted to ENC under Planning Ref. No: 
15/00119/VAR in tandem with this one. The ENC application was considered at the ‘Planning 
and Management Committee’ on 24th August 2016. The Members resolved to approve the 
application subject to agreement of Section 106 and planning conditions delegated to Head 
of Planning Services. Permission has not yet been granted. 

4. The application site is bounded by Gretton Road to the West, Kirby Lane to the North and the 
A43 Stamford Road to the south. To the north of the site, beyond Kirby lane, is Kirby Hall, a 
Grade I listed building and its Grade II* listed grounds. To the East of the site is Priors Hall 
Golf Club and Deene Park, also registered as Grade II* listed). To the south of the site, south 
of the A43 is the village of Weldon, considerable proportion of which is within a conservation 
area. A Scheduled Ancient Monument (SAM) - Little Weldon Roman Villa, is located in the 
southern part of the site, adjacent to the A43. Located on the western side of Gretton Road 
and to the south of Rockingham Speedway is Weldon Lodge, a Grade II listed building.   

5. River ‘Willowbrook North’ runs through the northern section of the site in an easterly 
direction.  

6. A number of public footpaths run through the entire site area.  The public footpath that runs 
through the CBC site area is HF10. This is aligned north south and provides access from 
Weldon Village to the western side of the site, diagonally across the gulley and then across 
the northern stream of Willow Brook, where it becomes footpath number MS6. This footpath 
provides access to Kirby Hall. It also provides access to the west (Gretton Road), via public 
footpath MS7, and to the east (Village of Deene) via public footpath MS1. 

7. Historically, substantial areas, largely in the central and eastern parts of the site, were 
quarried for ironstone for use in the former steel works. Owing to quarrying activities there is 
a central ‘gully/gullet’ which is a County Wildlife Site (CWS) which is aligned north-south. The 
southern part of the gullet is also a designated local geological site.  Much of the eastern part 
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of the site comprises backfilled land with tree plantation along the eastern site boundary. This 
section of area comprises the County Wildlife site which contains Corby Old Quarry Ponds.  

8. Excluding the areas where extraction of iron stone took place, the topography of the site is 
relatively flat, sloping gently away to south and east.  

9. The application site has been zoned into three separate sections. Zones 1 and 2 fall within 
the administrative area of CBC and Zone 3 within ENC. Development of a number of land 
parcels within Zone 1 of the Priors Hall area and which abut the western boundary of the site, 
is already underway with housing on parts of the site already inhabited. This area is 
separated from Zone 2 in the east by the gullet CWS.  Zone 3, which falls within the borough 
of East Northants, is located to the north of the site.   

Background 

10. The application site was the subject of an outline planning application in 2004 to both CBC 
and ENC. The planning application to CBC was for a mixed use urban extension to Corby, 
including residential (up to 5,100 dwellings), employment (up to 14ha), 1 district centre, 2 
neighbourhood centres, schools (1 secondary and 3 primary), hotel and formal and informal 
open space.  

11. The outline application was approved by CBC on 29th March 2007 (under reference: 
04/00240/OUT) and ENDC in 2012 (under reference: EN/04/01326/OUT). Both the 
Authorities approved the Development Framework Plan (DFP) under drawing reference 
BBD036-005 revision C. The DFP defined the location of various development types and 
parcels.  

12. In 2013, under a section 73 application to vary condition 4 under reference: 04/00240/OUT, 
CBC approved a revised DFP (drawing reference BBD036-005 rev C) and associated Land 
Use Budget (LUB) (ref: BBD036-005). The effect of this was to create a new planning 
permission (ref: 13/00026/RVC), which is subsequently being implemented by the developer.  

13. There were three main aspects of the DFP  proposed to be varied at that time:  

 enlargements were proposed to some of the residential parcels within Zone 2, to 
compensate for the reduced densities of housing approved to date (180 fewer 
dwellings) within Zone 1 to enable the maximum permitted number of dwellings 
across the whole development (5,100) still to be achieved;  

 re-location of the proposed primary school within Zone 1 to the District Centre, 
next to the Corby Business Academy; and 

 the final change involved moving the proposed community sports pavilion away 
from the Neighbourhood Centre within Zone 2 to a position adjacent to where the 
main sports pitches were shown to be located. The changes made as part of this 
application did not affect any of the land in ENC.  

14. Development in Zone 1 has commenced with approximately 608 dwellings completed. Non-
residential developments have been occupied in Zone 1 such as the Corby Business 
Academy and Corby Enterprise Centre. A community centre and primary school were 
completed in 2016. Infrastructure works associated with primary and secondary roads (with 
extensive landscaping), foul and surface water drainage have also been implemented in 
Zone 1. Zone 2 has been cleared and ground works have taken place.  

15. In 2015 and 2016, a number of unauthorised developments were undertaken at Priors Hall 
Park application site. The breaches relate to the following: erection of large earth mounds in 
the central Gullet area (County Wildlife Site), in Zone 2, southern end of Zone 1 (adjacent to 
the SAM) and at the southern end of the central Gullet. The associated consequence of 
undertaking unauthorised development was breaches of pre-commencement planning 
conditions 18c and 20 of planning permission under reference 13/00026/RVC.  

16. It is not proposed that the current planning application will grant consent for any unauthorised 
development on site. Talks are ongoing with the applicant with a view to resolving any 
breaches by way of a retrospective planning application. Until the time that any various 
outstanding breaches of planning control have been regularised, the Council will retain the 
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ability to take enforcement action; with, clauses inserted in the Section 106 Agreement that 
will prevent any consent granted pursuant to this application from being implemented in the 
absence of a resolution of the issue of any unauthorised works. 

The Proposal 

17. The proposed DFP revision T and LUB for Zones 1 and 2 would include 4360 residential 
units and the following land use:  

 
Use Ha 

Residential  126 

Secondary School (1 school) 10.3 

Primary School (2 schools) 4.4 

Employment 6.5 

Formal Open Space 5 

District/Neighbourhood Centre Uses 5.8 

Informal Open Space 84.8 

 

When this application was first submitted it sought to substitute the approved DFP version C 
with revision P. However, necessary changes were made to the DFP as a result of an ‘OPUN 
Panel’ workshop (Opun is the trading name for Architecture East Midlands Ltd.), and final 
‘OPUN Panel’ review comments from 22nd March 2016, with extensive internal workshops 
with the North Northamptonshire Joint Planning Unit (NNJPU) as well as extensive 
comments received from various statutory and non-statutory consultees. The current version 
T of the DFP has been submitted. 

18. The application is accompanied by an Environmental Statement (ES) and Non-Technical 
Summary (NTS) which has been amended during the course of the application as a result of 
external review, statutory and non-statutory consultations and comments received from 
public bodies. The first addendum to the ES was received on 03.02.16 and a further 
addendum was received in June 2016. The DFP used for the assessment is drawing 
BBD036-005 revision T (dated 14th June 2016).  

19. A further version received on 22nd March 2017 was also submitted, this is identical, except 
for some minor labelling corrections.   

20. Variations to the DFPs have been made as a result of the following:  

 lower density residential development than envisaged in DFP revision C;  

 ground stabilisation works required in Zone 2 are more extensive than 
originally envisaged; 

 creation of wildlife corridors to provide habitat for the Great Crested Newts 
(GCNs) which require a different approach to wildlife management; and 

 the approved DFP revision C are considered by the applicant to not be  
deliverable. 

21. Although the report focuses mainly on the CBC area, changes proposed to the ENC area 
have also been considered as both parts of the development are inter-related and also in 
terms of considering the cumulative impact. The ES addendum (2016) submitted assess the 
development as a whole and as a consequence, consideration has been given to overall 
impacts in formulating the recommendation.  

22. The general changes between the proposed DFP revision T over the approved DFP revision 
C as follows: 

 decrease in density of Zone 1; 
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 increase in land for residential use in Zone 2 whilst still retaining the same amount of 
housing; 

 provision of larger areas of Formal Open Space rather than numerous smaller areas 
and repositioning of these; 

 minor repositioning and alteration to the size of mixed use areas/neighbourhood 
centres in Zone 2; 

 better accessibility to formal open space/sports pitches from residential parcels has 
been achieved by relocating some of the provision from Zone 1 (where they were 
removed due to impact on the Roman Villa) and replaced in Zones 2 and 3; 

 better accessibility to the mixed use areas from residential parcels has been 
achieved;  

 the SAM has been identified to the south of Zone 1 along with the SAM Exclusion 
Zone;  

 the CWS Boundary, including a 10m buffer, has been identified; 

 new green infrastructure finger has been introduced to the south of Zone 2; and  

 three green infrastructure fingers to the north of Zone 2 have been widened. 

 Site History 

23. Relevant site history has been attached at Appendix 3. 

Policies (National and Sub-regional) 

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

24. The National Planning Policy Framework (NPPF) and Planning Practice Guidance (PPG) 
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. 

25. The NPPF notes that the purpose of the planning system is to contribute to the achievement 
of sustainable development. The policies in paragraphs 18 to 219, taken as a whole, 
constitute the Government’s view of what sustainable development in England means in 
practice for the planning system. There are three dimensions to sustainable development: 
economic, social and environmental. These dimensions give rise to the need for the planning 
system to perform a number of roles: 

 ● an economic role – contributing to building a strong, responsive and 
competitive economy, by ensuring that sufficient land of the right type is  
available in the right places and at the right time to support growth and 
innovation; and by identifying and coordinating development requirements, 
including the provision of infrastructure; 

 ● a social role – supporting strong, vibrant and healthy communities, by 
providing the supply of housing required to meet the needs of present and 
future generations; and by creating a high quality built environment, with 
accessible local services that reflect the community’s needs and support its 
health, social and cultural well-being; and 

 ● an environmental role – contributing to protecting and enhancing our 
natural, built and historic environment; and, as part of this, helping to improve 
biodiversity, use natural resources prudently, minimise waste and pollution, 
and mitigate and adapt to climate change including moving to a low carbon 
economy.  

26. The NPPF, reiterates that planning law requires that applications for planning permission 
must be determined in accordance with the development plan unless material considerations 
indicate otherwise.  The NPPF is though an important material consideration.  
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27. The NPPF created a presumption in favour of “sustainable development”. For decision-taking 
this means: 

● approving development proposals that accord with the development plan 
without delay; and 

● where the development plan is absent, silent or relevant policies are 
out‑of‑date, granting permission unless: 

 -any adverse impacts of doing so would significantly and demonstrably  
 outweigh the benefits, when assessed against the policies in this   
 Framework taken as a whole; or 

  -specific policies in the NPPF indicate development should be restricted. 

28. As noted, paragraphs 18 to 219 set out the Government’s view of sustainable development. 
There are various different sections of the NPPF and policies which are summarised below.  

29. Section 1 seeks to secure economic growth in order to create jobs and prosperity.  

30. Section 2 seeks to promote competitive town centre environments, ensuring the vitality of 
town centres. 

31. Section 3 seeks to support economic growth in rural areas in order to create jobs and 
prosperity. 

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

33. Section 6, Housing, seeks to boost significantly the supply of housing.  Local Authorities are 
required to ensure that their Local Plan meets the full, objectively assessed needs for market 
and affordable housing in the housing market area.  In addition, identify and update annually 
a supply of specific deliverable sites to provide five years’ worth of housing against the Local 
Authority housing requirements with an additional buffer of 5% to ensure choice and 
competition in the market for land. Where there has been a record of persistent under 
delivery of housing, local planning authorities should increase the buffer to 20% (moved 
forward from later in the plan period) to provide a realistic prospect of achieving the planned 
supply and to ensure choice and competition in the market for land  Paragraph 49 provides 
that housing applications should be considered in the context of the presumption in favour of 
sustainable development. Relevant policies for the supply of housing should not be 
considered up-to-date if the local planning authority cannot demonstrate a five-year supply of 
deliverable housing sites.    

34. Section 7 attaches great importance to the design of the built environment and encourages 
Local Authorities to consider using design codes where they could help to deliver high quality 
outcomes. 

35. Section 8 seeks to facilitate and create healthy, inclusive communities by involving all 
sections of the community in the development of local plans and planning decisions in order 
to create a shared vision with communities of the residential environment and facilities they 
wish to see.  

36. Section 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. 

37. Section 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 
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. 

38. Section 12 requires a positive strategy for the conservation and enjoyment of the historic 
environment. Local Planning Authorities should take into account the desirability of new 
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development to make a positive contribution to local character and distinctiveness and draw 
on the contribution made by the historic environment to the character of a place.  

39. Further details are provided below in respect of biodiversity and heritage assets.  

Conserving and enhancing the natural environment  

40. The planning system should contribute to and enhance the natural and local environment by:  

 protecting and enhancing valued landscapes;  

 recognising the wider benefits of ecosystem services; and  

 minimising impacts on biodiversity and providing net gains in biodiversity 
(Paragraph 109). 

41. Paragraph 114 says that a strategic approach should be taken in Local Plans to plan 
positively for the creation, protection, enhancement and management of networks of 
biodiversity and green infrastructure. 

42. Paragraph 118 sets out the principle that when determining planning applications for 
development which has an impact on biodiversity, that local planning authorities should aim 
to conserve and enhance biodiversity by applying the following principles: 

 if significant harm resulting from a development cannot be avoided, 
adequately mitigated, or as a last resort, compensated for, then planning 
permission should be refused; 

 proposed development land within or outside a Site of Special Scientific 
Interest (SSSI) should not normally be permitted. Where an adverse effect on 
the site’s notified special interest features is likely, an exception should not be 
made where the benefits of the development, at this site, clearly outweigh both 
the impacts that it is likely to have on the features of the site that make it of 
special scientific interest and any broader impacts on the national network of 
SSSI; 

 development proposals were the primary objective is to conserve or enhance 
biodiversity should be permitted;  

 opportunities to incorporate biodiversity in and around developments should 
be encouraged; and 

 planning permission should be refused for development resulting in the loss or 
deterioration of irreplaceable habitats, including ancient woodland, and the 
loss of aged or veteran trees found outside ancient woodland, unless the need 
for, and benefits of the development in that location clearly outweigh the loss. 

43. Paragraph 121 deals with ground conditions and environmental pollution, requiring that 
planning decisions ensure that the site is suitable for its new use taking account of ground 
conditions and land stability. 

Conserving and enhancing the historic environment  

44. Where a site on which development is proposed includes or has the potential to include 
heritage assets with archaeological interest, local planning authorities should require 
developers to submit an appropriate desk-based assessment and, where necessary, a field 
evaluation.  

45. The key paragraphs within the National Planning Policy Framework are set out below: 

 Paragraph 132. When considering the impact of a proposed development on 
the significance of a designated heritage asset, great weight should be given to 
the asset’s conservation. The more important the asset, the greater the weight 
should be. Significance can be harmed or lost through alteration or destruction 
of the  heritage asset or development within its setting. As heritage assets are 
irreplaceable, any harm or loss should require clear and convincing justification. 
Substantial harm to or loss of a grade II listed building, park or garden should 
be exceptional. Substantial harm to or loss of designated heritage assets of the 
highest significance, notably scheduled monuments, protected wreck sites, 
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battlefields, grade I and II* listed buildings, grade I and II* registered parks and 
gardens, and World Heritage Sites, should be wholly exceptional. 

 Paragraph 133. Where a proposed development will lead to substantial harm to 
or total loss of significance of a designated heritage asset, local planning 
authorities should refuse consent, unless it can be demonstrated that the 
substantial harm or loss is necessary to achieve substantial public benefits that 
outweigh that harm or loss, or all of the following apply: 

 the nature of the heritage asset prevents all reasonable uses of the site; 

 no viable use of the heritage asset itself can be found in the medium term 
through appropriate marketing that will enable its conservation; 

 conservation by grant-funding or some form of charitable or public 
 ownership is demonstrably not possible; and 

 the harm or loss is outweighed by the benefit of bringing the site back into 
use. 

Paragraph 134. Where a development proposal will lead to less than substantial 
harm to the significance of a designated heritage asset, this harm should be 
weighed against the public benefits of the proposal, including securing its 
optimum viable use. 

Paragraph 136. Local planning authorities should not permit loss of the whole or 
part of a heritage asset without taking all reasonable steps to ensure the new 
development will proceed after the loss has occurred. 

 Paragraph 139. Non-designated heritage assets of archaeological interest that 
are demonstrably of equivalent significance to scheduled monuments, should 
be considered subject to the policies for designated heritage assets. 

Meeting the challenge of climate change, flooding and coastal change 

46. The key paragraphs within the National Planning Policy Framework are set out below: 

Paragraph 103. When determining planning applications, local planning 
authorities should ensure flood risk is not increased elsewhere and only 
consider development appropriate in areas at risk of flooding where, informed 
by a site-specific flood risk assessment following the Sequential Test, and if 
required the Exception Test, it can be demonstrated that: 

 within the site, the most vulnerable development is located in areas of 
lowest flood risk unless there are overriding reasons to prefer a different 
location; and 

 development is appropriately flood resilient and resistant, including safe 
access and escape routes where required, and that any residual risk can 
be safely managed, including by emergency planning; and it gives priority 
to the use of sustainable drainage systems. 

North Northamptonshire Joint Core Strategy 2011-2031 
 

47. 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: 

48. 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.  

49. Policy 2 seeks to protect and preserve the distinctive North Northamptonshire historic 
environment.  
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50. Policy 3 requires that development should be located and designed in a way that is sensitive 
to its landscape setting, retaining and, where possible, enhancing the distinctive qualities of 
the landscape character area which it would affect. 

51. 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. 

52. 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.  

53. 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.  

54. Policy 7 requires that development should support and enhance community services and 
facilities.  

55. 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. 

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

57. 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.  

58. 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. 

59. Policy 12 seeks to support the vitality and viability of the town centres in North 
Northamptonshire. 

60. Policy 15 seeks to strengthen connectivity within and around settlements by managing 
development and investment.  

61. Policy 16 seeks to strengthen connections between the towns in the Northamptonshire Arch.  

62. Policy 19 seeks to support the special mixed urban and rural character of North 
Northamptonshire by managing development and investment to secure a next gain in green 
infrastructure.  

63. Policy 22 seeks a stronger more sustainable economy that will deliver a net increase of jobs.  

64. Policy 23 seeks to secure a sustainable balance between local jobs and workers and a more 
diverse economy.  

65. Policy 28 requires local planning authorities to maintain a rolling supply of deliverable sites to 
provide 5 years’ worth of housing.  

66. Policy 30 seeks housing development to provide a mix of dwelling sizes and tenures to cater 
for current and forecast accommodation needs. 

Planning (Listed Buildings and Conservation Areas Act) 1990 

67. Local planning authorities shall have special regard to the desirability of preserving the listed 
building or its setting or any features of special architectural or historic interest which it 
possesses. Special attention should be paid to the desirability of preserving or enhancing the 
character or appearance of Conservation Areas. 

68. Considerable importance and weight should be attached to any harm to these heritage 
assets or their setting. The courts have held that this creates a negative presumption 
(capable of being rebutted) against the grant of planning permission where harm will be 
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caused) and that the balancing exercise must begin with this negative weight/presumption 
even where the presumption in favour of sustainable development is engaged under the 
Framework.   

69. Section 66 of the Act, requires that in considering whether to grant planning permission for 
development which affects a listed building or its setting, the local planning authority shall 
have special regard to the desirability of preserving the building or its setting or any features 
of special architectural or historic interest which it possesses. 

Conservation of Habitat and Species Regulations 2010 (as amended) 

70. These Regulations contain certain prohibitions against activities affecting European 
Protected Species, such as bats. These include prohibitions against the deliberate capturing, 
killing or disturbance and against the damage or destruction of a breeding site or resting 
place of such an animal. The Habitats Directive and Regulations provides for the derogation 
from these prohibitions in certain circumstances. Natural England is the body primarily 
responsible for enforcing these prohibitions and is responsible for a separate licensing 
regime that allows what would otherwise be an unlawful act to be carried out lawfully.  

71. The Council as local planning authority is obliged in considering whether to grant planning 
permission to have regard to the requirements of the Habitats Directive and Habitats 
Regulations in so far as they may be affected by the grant of permission.  Where the 
prohibitions in the Regulations will be offended (for example where European Protected 
Species will be disturbed by the development) then the Council is obliged to consider the 
likelihood of a licence being subsequently issued by Natural England and the “three tests” 
under the Regulations being satisfied.  Natural England will grant a licence where the 
following three tests are met: 

1. There are “imperative reasons of overriding public interest including those of a 
social or economic nature and beneficial consequences of primary importance 
for the environment”;  

2. there is no satisfactory alternative; and 

3. the action authorised will not be detrimental to the maintenance of the 
population of the species concerned at a favourable conservation status in 
their natural range 

72. The Supreme Court has clarified that it could not see why planning permission should not 
ordinarily be granted unless it is concluded that the proposed development is unlikely to be 
issued a license by Natural England.   

Protection of Badgers Act 1992 

73. Badgers are not European Protected Species but are subject to protection under the above 
Act.  This Act includes various offences, including wilfully killing, injuring or taking a badger or 
deliberately damaging a badger sett.  A license is required from Natural England where 
development proposals may interfere with badger setts. 

Advertisement and Representations 

Site Notice 

74. Four site notices were displayed on 4th February 2015, 23rd March and  3rd May 2016, 
respectively, and in the following locations: 

 Gretton Road opposite Weldon Lodge 

 At the entrances to the Priors Hall site from Steel Road, Gretton Road and 
Stamford Road 

 At the entrance to the Priors Hall site at the end of Priors Haw Road 

 At the entrance into Kestrel Road off Gretton Road 

Public Notice 

75. Advertised in Northamptonshire Telegraph on 5th February 2015, 10th March 2016 and 26th 
June 2016.  
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Neighbour Consultation 

76. Neighbour consultation letters were sent to 355 occupiers of the Priors Hall site and the 
village of Weldon, a number of businesses (RS components, Lloyds Data Centre, Corby 
Business Academy and Corby Enterprise Centre) and Weldon Lodge, as well as 
developers/house builders on site. 

Summary of Representations 

77. Four letters of objection were received from  residents of Priors Hall Park with the following 
concerns: 

 Amenity 

Loss of amenity for residents; 
No children play areas currently built;  
Detriment to visual amenity. 

 Environment 

House building programme without provision of open space, play areas or 
parkland; 
Loss of green space and play areas from the development; 
Possible damage to the local environment; 
Possible pollution implications; 
Possible problems with noise. 

 Economic 

Mis-sold the idea of ‘park life’. 

 Policy 

Contrary to planning policy. 

 Design  

Design and appearance not acceptable; 
Overdevelopment of the site. 

78. These issues are dealt with separately further on under “Impact on Residential Amenity”. 

Cllr McKellar- Ward Councillor for Priors Hall Park (Weldon and Gretton Ward) 

79. Objected due to the fact that the revised DFP proposed would reduce the level of green 
space and children’s play areas in Zone 1 of the PHP.  

80. “In planning terms, the applicants’ revised proposal would give rise to a loss of amenity for 
my constituents living at Priors Hall.” 

81. “PHP has been presented to my constituents as a haven of green space, complete with safe 
and open places for children to play and for residents to enjoy.  This was one of the principle 
reasons for many of my constituents choosing to move to PHP.” 

82. “By moving considerable amount of open green space out of Zone 1, which is where my 
constituents reside, the people of PHP will be deprived of their amenity that they expected to 
benefit from when they purchased or rented their homes.” 

83. “I therefore urge the planning department to reject the planning application to vary the 
development framework plan.” 

Gretton Parish Council 

84. No comment made. 

Weldon Parish Council 

85. Objected to Version P of the DFP on grounds that the area would be too dense and 
urbanised and increase traffic on the roads.  
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86. “The sports zone is too far away from properties resulting in children being driven to the area 
or not used. There is a lack of affordable housing resulting in the development becoming 
elitist.  The needs of the community are being overlooked in favour of commercial 
requirements of the developer.” 

87. No comments have been received on Version T of the DFP. 

Priors Hall Park Neighbour Association (e-mail dated 09/02/2017) 

88. Concerned over lack of play area for children. 

Barratt Homes 

89. Concerns expressed over the redistribution of proposed woodland (PW24) in front of Parcel 
R15B.  “All plots have been marketed and sold on this phase known as “Lake View” with the 
selling point of views over the lake, that will directly impact on these residents.  In addition 
R14a is approved with informal open space fronting this parcel, now the proposed DFP has 
allocated formal sports pitches which will again be to the detriment to residents of this 
parcel.” 

Lloyds Datacentre 

90. “Have significant concerns regarding the proposed bund (approximately 10m high) and the 
proposed public footpath adjacent to the shared eastern boundary without any further 
details.” 

Statutory Consultations 

91. The comments shown below are the latest received from consultees.  

Anglian Water 

92. No comments received. 

East Midlands Electricity 

93. No comments received. 

Independent Water Networks 

94. No comments received. 

The National Grid 

95. “There is a gas pipeline in the vicinity and National Grid require the developer to discuss the 
works in details before development takes place.” 

TRANSCO 

96. No comments received. 

Environment Agency (EA) 

97. The EA has no objection and is satisfied that the food risk will be appropriately managed 
within reserved matters applications, and in particular the full application for the zone 3 link 
road. An informative is recommended. 

98. Environment Agency (24/02/207)- confirm that the above stated comments remain 
unchanged. 

Historic Buildings & Monuments Commission 

99. No comments received. 

Department of Communities and Local Government 

100. No comments to make. 

Chamber of Commerce 

101. No comments received. 
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Historic England (HE) (22/02/2017) 

102. Historic England (HE) has summarised the advice given to CBC in a series of letters 
throughout 2016 as follows: 

 important archaeological remains associated with the nationally important 
Little Weldon Roman Villa require equal and appropriate protection under the 
planning system, regardless of whether they are located within the scheduled 
monument or not. The applicant’ consultant archaeologist has demonstrated 
that nationally important archaeological remains associated with the main 
architectural space of the Roman villa extend beyond the scheduled 
monuments boundary. It is recommended that this be protected. A revised 
exclusion zone is recommended by rationalising the western side of the 
identified exclusion zone such that it would run parallel with the boundary of 
the scheduled monument. On the eastern side the exclusion zone should be 
extended to follow the edge of the road;  

 the installation of  bund in this area is considered to be inappropriate. 
Disturbance should be limited to boundary fencing and hedgerow planting; 

 a robust management plan for the scheduled monument and its exclusion 
zone should be considered; 

 measures to encourage public access to the scheduled monument for 
community and education purposes should be considered; 

 prior to undertaking any mitigation works required to A43 Weldon junction 
further advice should be sought from Historic England as to whether an 
application for Scheduled Monument Consent from the Secretary of State is 
required and 

 the DFP alterations have resulted in inclusion of residential, community 
facilities and NEAPs in areas previously excluded from such development. It is 
considered that irrespective of archaeological works conducted previously, 
CBC would need to determine any works required are undertaken sustainably. 
CBC would need to be guided by the advice from County Archaeological 
Advisor in this respect.   

County Archaeologist (27/02/2017) 

103. Concurs with the advice and actions as set out in Historic England’s letter dated 22/02/2017 
as above. Still waiting on clarification of the protection zone to include the nationally 
significant non-designated assets adjacent to the Weldon Roman Villa.   

Highways England 

104. No objection. 

Natural England 

105. Habitat Corridors 

 “Revision T is an improvement on previous versions of the Development 
Framework Plan, it also compares reasonably well to the approved Revision 
C. There are 3 good corridors from the northern gullet to the Quarry Ponds 
Woodland as well as connections from these areas to Badger Wood. The 
indicative corridor layouts demonstrate how these could be effective in serving 
ecological functions in addition to other intended uses. In the south of Zone 2 
all the very convoluted corridors from Revision P are removed and two 
reasonable east–west corridors are included.” 

 “There is now an improved assessment of the impacts of the development to 
Great Crested Newts (GCN). Construction of Lake 3 has now taken place and 
the main impacts identified in the Environment Statement are landscaping of 
the southern gullet surrounding it. It is suggested this may need trapping and 
approaches to this area discussed. Natural England would expect to have 
more detailed discussions with the developer closer to the time of this work. 
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For the Badger Wood ponds there are now e- DNA results provided which are 
negative for GCN in 2015. Risks of impacts to GCN in this area are discussed 
and considered low. For the Old Quarry Wood Ponds there is further survey 
information provided from 2015 and a discussion of risks from work near this 
area. The works are considered low risk but some mitigation suggestions are 
made. Overall the Environmental Statement is now able to demonstrate that 
risks to GCN populations can be managed with appropriate mitigation.” 

 Natural England (23/02/2017)-previous comments on version ‘T’ of DFP as 
above can still be relied on. 

NHS England 

106. A Representative of the NHS enquired whether there would be any impact on health care 
provision. 

 Sport England (SE) 

107. SE commented that their comments of 2010 remain valid. “However it is advised that as the 
authority moves towards the adoption of the Playing Pitch Strategy and that this needs and 
evidence base should be used to inform the proposed development”.  

108. “With regard to playing pitch requirements on site or investment off site, earlier advice 
summarised as: SE would like to see a hierarchy of facilities to meet local district and town 
wide needs, e.g. playing pitches which can be used for mini, junior and senior football. All 
new playing pitches should have changing facilities and where appropriate, parking. 
Opportunity to have multi-use facilities to maximise the use of capital investments. The Corby 
Regeneration in Sport Partnership and the Sports Forum should be involved in the 
development of sporting and active recreation facilities.” 

CBC Environmental Health – Noise 

109. No objection subject to appropriate mitigation conditions. 

CBC Environmental Protection – Contamination 

110. No objection subject to appropriate mitigation conditions on the consent. 

CBC Estates and Valuation 

111. No comments received. 

CBC Housing Services  

112. “Issues relating to affordable housing can be addressed through S106 Agreement.” 

CBC Leisure Services 

113. Head of Culture and Leisure Services has been involved in various workshops and internal 
discussions on the DFP in particular, the location and size of formal open space and play 
areas in the DFP covering CBC and ENC areas; formal comments relate to formalising the 
provision of these areas together with the timing of their provision through S106 agreement.    

114. (27/02/2017) “The concern I have is the two playing fields in FOS1 are butted up to the A43 
and therefore I have a concern about balls going on to the road with pitches positioned so 
close”. 

CBC Local Plan Section  

115. “Priors Hall is identified in the adopted Joint Core Strategy as a commitment, forming part of 
the North East Corby SUE.  SUE’s are vitally important to securing the delivery of the 
Council’s ambition to double the population. Paragraph 5.10 of the Joint Core Strategy 
emphasises the importance of working with the landowners and developers to ensure that 
the SUEs are implemented as soon as possible”. 

CBC Housing Strategy Manager 

116. Affordable housing levels would be contained within S106 Agreement and would be 
determined as a result of this. 
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East Northamptonshire District Council 

117. Agreed to liaise on the applications rather than respond to individual respective 
consultations. 

Northamptonshire County Council Lead Local Flood Authority 

118. It is considered that the impacts of surface water drainage have been adequately addressed 
at this stage. 

119. Further advice to Planning Authority regarding conditions (29.07.16): SuDS conditions 
suggested by JPU would work alongside (rather than replace) existing drainage/flood risk 
condition.   

120. (21/02/2017) “Satisfied with the advice previously provided” (as above). 

North Northants Joint Planning Unit (NNJPU) 

121. Summary of NNJPU’s formal comments are set out below: 

 original DFP heavily referenced that more than 50% of the site would be open 
space and it would be set in an extensive parkland setting. The revised 
plans drop below this. Reluctant to see such a drop in open space and 
concerned about weakening the original vision, however recognise the 
delivery challenges. The reduction in open space could be acceptable 
providing the remaining open space can still provide the requisite functions; 

 additional information has been submitted but is still limited, particularly in 
relation to the green corridors and sustainable urban drainage (SUDs)/lack 
of integration between submitted documents regarding SuDS.  Concerned that 
JCS policy 5 is not met as applicant does not look at multifunctional approach 
to drainage strategy; 

 there should be a buffer zone between the housing and green corridors; 

 concern proposed bunds will appear alien; and 

 recommend conditions strategic landscape proposal for open space and 
public realm to be submitted, open space details with reserved matters, 
youth and play strategy to be submitted, public art and public realm strategy, 
SUDs, drainage, strategic and detailed design code. 

County Environment and Planning 

122. No comments received. 

County Education Services 

123. No comments received. 

County Built and Natural Environment 

124. No comments received. 

County Sustainable Transport 

125. No comments received. 

Northamptonshire Police  

126. No objection. 

Northamptonshire Highway 

127. Highway Authority: “Roundabouts A and B are the responsibility of the developer to construct 
because they are direct accesses into the site. We would require schemes to be delivered by 
Priors Hall at these locations by occupation of the 400th dwelling in Zone 2. Three other 
roundabouts Junction D (A6116 Steel Road / A43 / Arnsley Road; Junction E (CNOR 
Roundabout 2); and the A43 (Bangrave Road / Corby Road / A427 Weldon Road) are all in 
need of mitigation works and indeed schemes have previously been agreed with both Priors 
Hall and Hub Rockingham at these locations. We are content for the improvements to be 
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secured by a S106 Agreement to improve them further with a proportionate sum to be 
provided by Priors Hall to add to those secured already.” 

Principal Rights of Way Officer 

128. No comments received. 

Northamptonshire Wildlife Trust 

129. Object for the following reasons: 

 substantial net loss of open/green space and Green Infrastructure (GI) with 
increasingly strict requirements of Great Crested Newt mitigation, 
encroachment of ‘diamond’ cluster houses (‘P plots’ – zone 2) and blocks of 
woodland around the gullet (zone 2) leading to significant, step-change, 
negative difference made to the ecological parameters of the Priors Hall 
Development Site area; which are neither understandable or unavoidable; 

 object in principle to incursion into Corby Old Quarry Ponds LWS (zone 2) and 
double counting of open/green space in LUB; 

 drawings in the Ecology Technical Appendices to the ES conflict; 

 Local Geological site in the southern half of the central gullet (zone 2) has 
been largely ignored/underplayed; 

 a phase 2 Badger survey should be carried out prior to determination of the 
planning application; 

 concerned about adequacy of green corridors/links – request drawing of 
corridor G5 (zone 2) where this crosses road intersection; 

 calcareous grassland should not be largely replaced by woodland; 

 request a side by side comparison of loss of open space from original DFP. 
LUB does not add up; 

 original ratio of 60 % un-built land versus 40% built land is now being 
reversed; 

 formal Open Space 2 has become smaller in size, and the residential Land 
Parcels immediately adjacent to it on the eastern side, in Zone 3, have 
correspondingly changed in size and layout/design; 

 open water areas including lake 1A which has been built (zone 2) are not 
shown; 

 very concerned about the potential future number and location of any further 
proposed Attenuation Basins/open-water areas. They do not appear to be part 
of a fully-integrated, site-wide SuDS approach that takes due account of the 
ecological/biodiversity, landscaping and GI priorities of Priors Hall;  

 very concerned about the potential future number and location of proposed 
bunds and other types of earth landforms; 

 LUB - query what is meant by “Land within the Red Line but not part of the 
Development”; 

 errors in depiction of Corby Old Quarry Gullet LWS; 

 not enough information/detail in terms of the way development will integrate 
with, and influence, such parameters as ecology, GI and soft landscaping; 

 submitted “Invertebrate Survey, Final Report, 2003”, is very old and not a valid 
and acceptable survey report to be submitted to a LPA in support of a current 
Planning matter (and is also incomplete); and 

 the 2014 and 2015 survey efforts still seem remarkably, and also worryingly, 
on the low side. The question must be asked just where are the supposedly 
tens of thousands of other GCNs at Priors Hall; 
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Northants Badger Group 

130. “The Ecologists clearly appear to have and be continuing to undertake badger monitoring to 
understand their use of the site and this is welcomed by the North Northants Badger Group 
and at present the proposals appear to indicate that the setts and access to foraging routes 
should be retained (albeit one which may be affected). The Group would be very grateful if 
we could review, when available, the latest survey information which is currently being 
undertaken, hopefully with the aim of withdrawing any objection or concerns regarding 
badgers and the amended development proposals.  It will also be necessary to review any 
likely planning proposals off site in the location of the sett territories which may subsequently 
impact on the use of the Prior's Hall site by badgers.”   

131. Comment on revised plans (8th July 2016) - no further comments. 

The Ramblers Association 

132. “Would like to see Footpath HF10 to remain a direct link either side of the A43. Footpath 
HF10/MS6 at the district boundary. Proposed path is nearer to the PROW now; suggest 
routes for foot path diversion.”  

OPUN (Final comments on version ‘T’ DFP-6.04.2017) 

133. Consideration to be given to the following: 

 provision of a robust  vision for the landscape strategy; 

 ensure green corridors provide migratory routes including phased migration; 

 provide detailed specs for the green corridors;  

 revise the complex movement and infrastructure pattern;  

 provide landscape tree planting strategy to support street hierarchy;  

 undertake a detailed design exercise for the route crossing and causeway 
including an assessment of the impact of the route on key views;  

 agree the location of the Super NEAPS;  

 explore consolidation of the POS rather than increase the density of 
development; 

 possibility of smaller scale NEAPS whilst still ensuring provision of formal play;  

 maximise the benefit of the historic features within the site ie  Roman Villa SAM; 
and visual impact on Kirby Hall. 

North Northamptonshire Joint Planning Unit  (Sustainability Consultant)  

134. “The proposed variation to the DFP revision C does not make significant differences to the 
sustainability and environmental impacts as previous approved. Reference in several places 
is made to the strengthening/planting of woodland throughout the development for 
ecological, biodiversity and heritage reasons. These plans are encouraged; however no 
reference is made in the ES as to the timing of this planting, and therefore when the 
mitigating effect of the planting will begin to take hold. The Phase 1 design code 
outlines the minimum requirements for all dwellings to achieve Code for Sustainable 
Homes Level 3 and communicates a preference for build integrated renewables rather 
than bolt on systems. It is recommended that where design codes for phase 2 and 3 are 
still to be set, these should reflect the prevailing policies at this time to maintain the stated 
‘High Quality Design’. The use of renewable technologies should also be strengthened.” 

Evaluation  

135. The principle of development has been established since the grant of original outline 
planning application in 2007 and its subsequent variation in 2013. Development on site has 
also taken place associated with the 2007 and 2013 outline planning applications. Therefore, 
the 2013 planning application and associated DFP revision C is extant until it is superseded 
with the proposed planning application and its associated revision T of the DFP. Hence, the 
environmental implications and issues arising from proposed to DFP revision T and 
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associated land use budget can reasonably be considered in determining the current 
application. 

Environment Statement 

136. During the course of the planning process, the Environment Statement has been updated 
and this document has had to be re-assessed in light of the wider implications of the revised 
Development Framework Plan and the Land Use Budget.   

137. A brief assessment of each topic area covered by the Environment Statement is provided 
under the following headings: 

Ecology and Nature conservation 

138. JCS (policy 4) aims to conserve and enhance biodiversity and geodiversity assets and 
enhance ecological networks by managing development. The most significant ecological 
habitats on site fall within Zone 2, the Local Wildlife Site surrounding the Central Gullet which 
extends marginally into Zone 3. Badger Wood located south of the Willow Brook in the east 
of Zone 3 is also of high ecological value, however the most abundant habitat type in Zone 3 
is ‘poor’ semi-improved grassland. 

139. The ES addendum includes a number of ecological surveys.  Since the first EIA was 
undertaken in 2004, the site has changed considerably in terms of ecology and biodiversity.  
For example, the site is now known to support a nationally significant population of Great 
Crested Newts (GCNs). This has been a significant factor which has resulted in changes to 
the DFP; notably to allow for movements of newts from the green fingers to the quarry ponds 
in Zone 2.   

140. Other significant species recorded on site include other reptiles, badger, bats, birds, brown 
hare, harvest mouse, shrew and vole. Fallow deer, roe deer and muntjac have also been 
recorded in significant numbers. The geographic level of hares and harvest mice is 
considered to be local (low). 

141. In response to the Regulation 22 request a full suite of GCN surveys have been carried out 
on all ponds included within the existing NERC Agreement between Natural England and the 
BeLa Partnership at Priors Hall in 2015 (ES addendum February 2016). Badger and reptile 
surveys across suitable habitats at the Site were also completed.  

142. The ES addendum 2016 states that “further phase 2 survey works have not been undertaken 
for breeding birds, overwintering birds, small mammals (brown hare, harvest mouse and 
hedgehog), invertebrates and otter. This is because Zone 2’s bare ground habitat, and Zone 
3’s combination of bare ground and poor semi improved grassland habitat is not considered 
conducive to supporting these species, or these species are known already to occur at such 
a low density at the Application Site that no further survey is warranted (i.e. brown hare).” 

Great Crested Newts (GCNs) 

143. The ES addendum (February 2016) confirms that of the 12 receptor site ponds built in 
2007/08, nine were found to support small breeding populations while the other three 
supported, medium populations. The findings were the same in both 2014 and 2015. In 
addition, small populations have also been recorded in six of the eight County Wildlife Site 
ponds in the northern Gullet, and medium populations in two. Lake 1 and Lake 2 supported 
medium GCN populations in 2014. The land surrounding Lake 1 has been trapped out, and 
this Lake drained down before the breeding season such that would not constitute a viable 
breeding pond. A small population of GCNs was found in Lake 2. 

144. The ES addendum (2016) confirms that over 20 ponds have been created that hold water all 
year-round specifically to support breeding GCNs, and another 15 are due to be built. 
Additional habitats would be created by the formation of screen piles designed to provide 
refuge and hibernation opportunities for GCNs, with reed bed and scrub planting to provide 
shelter and foraging opportunities.  Five wildlife corridors would be created specifically for 
GCNs to disperse across the northern areas of Zone 2 in particular between the Gullet and 
Badgerwood as well as the Old Quarry Ponds County Wildlife site woodland. 
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145. The ES addendum (2016) notes that following the proposed development there will be an 
overall loss in the area of available suitable terrestrial habitat for these species. During the 
operational phase, recreational pressure has the potential to adversely affect GCN breeding 
ponds. Fragmentation of habitats for GCNs could result from infrastructure across the site. 
The ES confirms that the operational phase of the works have the potential to have major 
adverse impact upon the population of GCNs at the application site. 

 Bats 

146. In view of the fact that the site was a former quarry, the absence of buildings and other 
structures made the site unattractive for roosting bats.  However, the woodland edge and 
hedgerows offer potential foraging opportunities for migratory bats from other off-site roosts, 
and probably species visit the site to feed, particularly over or near still water.  

147. During construction of Zone 2, it is likely that bats would not frequent these areas, however, 
post construction and with controlled lighting and the creation of the suitable habitats it is 
anticipated that numbers would increase.  

 Badgers 

148. The ES addendum (2016) confirms that the badger survey in 2014 identified badgers 
occupying eight setts within the application site and within close proximity to it with twelve 
setts recorded to be disused at the time of the survey. Two active setts were recorded within 
the development land and a further three disused ones were identified within the woodland 
on-site in 2015. The results from both years indicate that since 2003, there has been a 
significant increase in badger activity at the application site, owing to the increase in 
population size. Badgers actively forage both across and within land immediately 
surrounding the application site.  

149. The ES addendum (2016) notes that “whilst all roads on the Application Site will be local and, 
as far as is possible, measures will be taken to ensure that residents stay below the speed 
limit, there is the potential for badgers commuting across the Application Site to be harmed 
or killed by vehicles.”   

150. “It is anticipated that badgers within the local area will quickly adapt to the development at 
the Application Site and will benefit from the increased foraging opportunities associated with 
amenity grassland areas and having access to a wider range of fruiting tree and hedgerow 
species for foraging. The effect upon badgers is considered to be minor adverse and, 
therefore, considered to be not significant.”  

Birds 

151. During a survey of the site 43 bird species were identified. These included warblers, finches, 
tits, swift, swallow, house martin, redshank, lapwing that are attracted by the open wet 
grassland on the main restored area. It is likely the site would attract a wide variety of 
wintering species, such as wintering thrushes, golden plover and woodcock.  

152. Where practicable for each phase of construction works, it is proposed to remove existing 
vegetation outside of the main nesting season.  

Otter and Water Voles 

153. The presence of these species has not been found on the site. 

Impact of development and mitigation  

154. The construction and operational phases of the development have the potential to have 
significant impact on the habitats and ecology at the site. The ES suggests mitigation 
measures. 

155. During the construction phase of works mitigation would be implemented through (ES 
Addendum February 2016): 

 implementation of best practice policy would ensure that all construction works 
are carefully controlled to minimise any potential environmental impacts; 



 

19 

176 

 construction management plan will be implemented which would incorporate 
measures to protect GCN areas both on-and off-site; 

 creation of habitat along the eastern and western edges of the northern gullet 
with calcareous grassland sown around the majority of the Local County Wildlife 
Site (LWS); 

 building of five wildlife corridors between the gullet and Badger Wood to the east 
in order to ensure connectivity throughout the site and to accommodate fauna, 
woodland and calcareous grassland;  

 underpasses will be installed beneath roads with permanent amphibian fencing; 

 additional calcareous grassland planting around the central gullet feature; 

 planting of species rich grassland mix along the roadside verges in zones 2 and 3 
to facilitate habitat for invertebrates and foraging opportunities for birds and bats; 

 planting of woodland along the southern extent of the site to mitigate noise from 
road; 

 12 Perched ponds are proposed in the southern gullet; 

 construction works at site would be phased to ensure that prior to 
commencement of vegetation clearance that offers suitable habitat for Badgers, 
suitably qualified ecologist will undertake a check for badger setts across the 
area (within a 30m radius of proposed construction area boundary); 

 fitting of ramps to all trenches and pits during construction works or covering 
them to prevent mammals and Badgers from being trapped; and 

 undertake vegetation clearance outside the bird nesting season. 

156. During the operational phase of works mitigation would be implemented through (ES 
Addendum February 2016): 

 planting of low-level native shrub on either side of the public footpath through the 
central Gullet (LWS) to prevent future residents and dogs from trampling on 
notable species; 

 creation of gravel paths through informal open spaces to avoid residents 
trampling over sensitive habitats;  

 planting of native thorny hedgerows around the GCN breeding ponds to prevent 
disturbance from residents and pets; 

 provision of education and information boards; 

 a lawful agreement between the developer and Natural England would ensure 
that the infrastructure for development at site will not result in fragmentation of 
habitats for GCNs; and 

 sensitive lighting plan would be developed to ensure that all light spills onto all 
suitable habitats for bats is kept to a minimum. 

157. In terms of ecology and nature conservation, the ES (February 2016) summaries the 
differences in mitigation between the approved DFP and the proposed DFP as follows: 

 the mitigation associated with the approved DFP in terms of retention and 
preservation of habitats would still remain the same as with the proposed DFP; 

 the proposed DFP contains the same number of wildlife corridors as the 
approved DFP; 

 however, both the northern- most and second corridor from the north now adjoin 
Badger Wood across short distances. This would increase wildlife access and 
habitat connectivity to this woodland; 

 the width of the wildlife corridors is less than the approved DFP. The width of the 
corridors has been considered to be appropriate by Natural England. The width 
would not limit their use by fauna and is considered to be adequate for 
landscaping to ensure that there is adequate shelter for fauna and their dispersal; 
and  
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 there are more footpaths proposed to enable north to south and east to west 
connectivity. However the applicant’s ecologist considers this to be beneficial as 
walkers are more likely to use formal footpaths than create their own (potentially 
harming flora and fauna). In addition, the revised plan allows greater habitat 
connection with Badger Wood. 

158. The ES addendum (2016) paragraph 6.18.8 states that “Whilst the revised DFP will result in 
an increased residential area of 10ha which will be lost from land previously allocated for 
public open space, the increase in the overall area of woodland planting, calcareous 
grassland planting, hedgerow and tree planting that will be undertaken, and the significant 
increase in the number of water bodies at the Application Site, will compensate for the overall 
loss of area.” 

159. The ES addendum (2016) states that there are not considered to be any significant residual 
impacts (i.e. taking account of mitigation measures) resulting from the proposals. To ensure 
appropriate mitigation measures are implemented, it is proposed to impose appropriate 
planning is relating to ecology and habitat creation/management (Conditions 29, 30, 33 and 
34). 

160. The environmental assessment information provided is considered by CBC to be sufficient in 
order to assess likely significant effects arising from the variation to the DFP. Bearing in mind 
the recent history of the site as a quarry, the application provides an opportunity to create a 
habitat rich in biodiversity. On balance, therefore, the proposed revisions to the Development 
Framework Plan would not impact on the ecology and biodiversity of the site to a degree that 
it would render the scheme unacceptable. 

Woodland 

161. The woodland at Priors Hall Park site is not ‘ancient woodland’. The ES addendum (2016) 
notes that the approved DFP revision C includes a loss of a total of 6.13 ha of existing 
woodland. The proposed DFP revision T would result in the additional loss of 0.91ha (to 
facilitate development on parcel R23) and 1.18ha to facilitate Zone 3 link road 
(16/00281/DPA). Bringing the total loss of woodland to 8.22ha. Additional replacement 
planting is proposed across various parts of the site as compensation for this loss. The ES 
addendum (2016) states that the proposed DFP would result in a net gain of 34ha across 
the site as a whole. The ES addendum (2016) describes mainly positive impacts from the 
development on woodland. 

Land Quality  

162. Most of Zone 1 has been built out with a few residential and mixed use development parcels 
remaining. The previous use of much of the site (Zone 2 and southeast section of Zone 3) 
comprised a surface ironstone mining activity which operated since 1941.  Therefore 
sections of the site area comprise restored former ironstone quarry. The backfill is up to 30m 
deep in places and it was not laid down to an engineering specification designed for future 
construction. As a result of this, there is a significant risk of settlement. There is also the 
potential for contamination. A new desk study and preliminary risk assessment was prepared 
by the applicant’s consultant in December 2015 covering the areas of Zone 2 and Zone 3 
south. This recommended that the overall contamination risk was no greater than 
moderate/low. The work recommended intrusive investigations to help determine the 
contamination status at the site. This is covered under Condition 20.  

163. To stabilise the ground in Zone 2 and south eastern part of Zone 3, the strategy 
proposed is an engineered 5m deep capping layer to form a stiff platform for raft 
foundations. The compacted ground would also act as a low permeability layer to restrict 
ingress of water which could otherwise cause settlement. Surcharging may also be 
necessary in places. Contamination testing is to take place as part of the engineering works. 
The stabilisation works would need to be agreed by CBC and ENC and are also covered 
under Condition 26. 

164. In order to minimise any pollution e.g. spillages and silt build up during construction, 
appropriate Conditions (Conditions 10, 11, 21, 22 and 23) have been attached. Hence, it is 
considered that there would not be any significant adverse impact on the environment as a 
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result of the proposed DFP revision T or that the impacts would be significantly different to the 
approved DFP revision C. 

Water, Drainage and Flood Risk  

165. The use of Sustainable Urban Drainage Strategies (SUDS) is an integral component of flood 
risk management and this is supported by both national and local planning policy. 

166. Policy 5 of the Joint Core Strategy states that “Development should be designed at the outset 
to incorporate SUDS wherever practical, to reduce flood risk, improve water quality and 
promote environmental benefits”. 

167. Localised areas around the Willow Brook lie within floodzones 2 and 3 (medium and high risk 
of flooding respectively), however the vast majority of the site lies within floodzone 1 (low risk 
of flooding). 

168. Stage 1 and 2 flood risk assessments have been submitted, which propose surface water 
drainage by a series of pipes to attenuation basins located adjacent to residential parcel R2, 
northern and southern sections of the central gully. 

169. Whilst a piped network appears sensible for the backfilled parts of the site (as water ingress 
could lead to ground instability), given that the DFP further increases land take in Zone 2 and 
taking into consideration undulating topography of the Zone, it is now considered even more 
important for a suitable SUDs strategy to be utilised in conjunction with drainage by a series of 
pipes (as advocated by the applicant). A SUDs strategy has been submitted with the planning 
application, however whilst this indicates that rainwater harvesting, use of permeable paving 
and on parcel basins and swales etc. could be feasible in Zone 3, it does not set any firm 
details at this point. It is therefore recommended that further details are obtained by 
Conditions 24 and 25. 

170. Foul water is to be dealt with by a permitted pumping station. The proposed changes to the 
DFP would not have any significant impact on foul water drainage, as the quantum of built 
development in zones 1, 2 and 3 remains similar to the original DFP. Condition 21 relates to 
foul water infrastructure. 

171. The ES addendum (2016) considers the impact of the development on water quality, 
suggesting a variety of mitigation measures to minimise pollution risks. It is not considered 
that DFP revision T would significantly alter the impacts of the development on water 
resources compared to the existing DFP revision C and existing Conditions (nos. 20, 21, 22 
and 23) are considered sufficient to address these matters. 

Soil and Agriculture  

172. The development will result in the loss of grade 3a and 3b agricultural land (in Zone 3). In 
the CBC area, Zone 1 has been built out substantially and Zone 2 is mostly previously 
quarried land. Hence, the impacts on soil and agriculture would not be significantly different 
from the approved DFP revision C.  

Archaeology and Cultural Heritage  

173. The NPPF requires Local Authorities to identify and assess the particular significance of any 
heritage asset that may be affected by a proposal and Policy 2 of the Joint Core Strategy 
supports the view that wherever possible development should enhance key views and vistas 
of heritage assets. 

174. The DFP version ‘P’, originally submitted with the planning application, proposed a 
residential parcel (p) in Zone 1, to the east of the Little Weldon Roman Villa SAM exclusion 
zone. Historic England objected to the location of this ‘P’ parcel. This parcel has been 
removed from the proposed DFP revision ‘T’. Additionally, the exclusion zone around the 
Scheduled Ancient Monument has been identified in the DFP revision T. Historic England 
and County Archaeologist have suggested that this exclusion zone be extended further to 
east and that a robust heritage management strategy is considered for the Scheduled 
Ancient Monument and its exclusion zone. Appropriate planning Conditions (Conditions nos. 
27 and 28) have been attached to this effect. 
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175. Historic England (HE) also recommend that consideration of  the impact of changes to the 
DFP such as those covering, for example, landscape works and planting and footpaths and 
other rights of way, and the proposed play areas, would require revisions to the agreed 
programme of archaeological works, approved under existing planning conditions. This has 
also been resolved by attaching appropriate Conditions nos. 27 and 28.  

176. The SAM Little Weldon Roman Villa and its associated buffer zone will not be harmed by the 
proposed development. 

177. On balance, the revisions to the DFP continue to provide adequate protection to both the 
archaeology and cultural heritage assets present on the site and their setting which is in 
compliance with both national and local planning policy. 

Landscape and Visual Impact Assessment  

178. Whereas much of the application site has been re-engineered, certain landscape features 
have been retained, namely the Willow Brook which runs along the Northern boundary and 
the Corby Old Quarry Ponds and Woodland running along the eastern edge. There is now a 
centrally located County Wildlife Site which is known as the gullet and this feature separates 
Zones 1 and 2 from each other.   

179. Since the grant of the original planning permission in 2007, and DFP revision C in 2013, 
substantial development has been undertaken in Zone 1 and in respect of Zone 2 land 
preparation works are underway.  

180. Initially, in 2007 the scheme was considered to have a significant adverse impact on the 
individual landscape elements, but given the site was located along the existing urban edge 
with RMS and other industrial development in Corby the residual impact on the landscape 
character was considered to be slight.  

The ES addendum (2016) has identified landscape and visual impacts which would be 
generated by revisions to the Approved Development Framework Plans, as follows: 

181. The three green infrastructure “fingers” to the north of Zone 2, linking larger areas of open 
space and habitat have been widened. A new green infrastructure “finger” has also been 
introduced to the south of Zone 2 dissecting the residential parcels in this area; 

 improvements to access to the formal open space / sports pitches and some of 
this provision has been reallocated from Zone 3 to Zones 1 and 2; 

 better accessibility to the mixed use areas / shops from residential parcels has 
been achieved by relocating some of the provision from Zone 3 to Zone 2, 
including the substitution of a residential parcel “P Plot” to the south of the County 
Wildlife Site for a mixed use area; 

 the Scheduled Ancient Monument (SAM) has been identified to the south of Zone 
1 along with the SAM Exclusion Zone, and the residential parcel “P Plot” has been 
removed from the adjacent area; 

 the County Wildlife Site (CWS) boundary including a 10m Buffer has been 
identified; and 

 a significant reduction in woodland along the west side of the gullet (north and 
south). 

182. Policy 3 of the JCS recognises the intrinsic character and beauty of the countryside and seeks 
to conserve and, where possible, enhance the character and qualities of the local landscape. 

183. In terms of residual impacts, the ES addendum (2016) acknowledges that during the 
construction phase, there would be major adverse impacts on the landscape character of the 
area. 

184. However, woodland planting implemented prior to development would mature and as such 
mitigate the harm as the development progresses thereby further diminishing some of the 
visual impact to a moderate extent. 

185. In respect of the impact on the surrounding settlements, with the exception of Weldon Lodge, 
the impacts post mitigation will be either none or minor adverse.  
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186. When viewing the site from the A43 and other vantage points along the highway network, the 
appearance would change from open scrub land to urban and residential development and 
therefore the views of the application site from surrounding areas will change.  However, in 
light of the approved DFP revision C and other revisions associated with it, on balance, this 
would not significantly alter from what was previously approved.  Moreover, the mitigation 
measures proposed in the form of woodland planting and appropriate Conditions (nos. 31, 
32, 33 and 34) would still result in the scheme being considered acceptable.  

Noise  

187. Noise Policy Statement for England (NPSE) sets out the long term vision of the Government 
to promote good health and a good quality of life through the effective management of noise 
within the context of Government policy on sustainable development.  

188. The World Health Organisation has provided guideline values for community noise in specific 
environments recommending that between 30 LAeq[dB] ambient night time noise and 35 
LAeq [dB] daytime. The British Standard Code of Practice provides information on the design 
of buildings that have internal acoustic environments appropriate to their functions. It deals 
with the control of noise from outside the building, noise from plant and services within it and 
room acoustics for non-critical situations.  

189. Baseline noise surveys were undertaken initially to monitor noise from the nearby 
Rockingham Motor Speedway (RMS) and noise mitigation conditions provided internal noise 
insulation to those properties where the noise was most noticeable. These Conditions have 
been carried forward for the proposed planning application (Conditions 17, 18 and 19).  

190. In the present scheme whereas the quantum of development would not increase but the type 
of accommodation would be larger and therefore the amount of vehicular movements would 
also rise.   

191. During the scoping request consultation carried out in 2014, the Council’s Environmental 
Services Department considered that any further development should continue to be subject 
to an up to date noise assessment which takes into consideration the development that has 
already been undertaken.   

192. In the revised ES (Addendum 2016) the baseline conditions in the parcels of land where 
residential development has taken place is expected to have altered but that these effects 
would be highly localised and not considered to have any material bearing on the baseline 
conditions in those areas of the site that are to be altered in the proposed DFP.   

193. While there are more residential properties proposed in Zone 2, in view of the localised 
nature of car journeys within the site it is considered that on balance, sufficient mitigations 
measures have already been imposed to safeguard the residential amenity of existing and 
future occupiers of the dwellings. 

194. To conclude, there would be no significant noise impact or required mitigation that would 
result by adopting the proposed DFP. 

Air Quality  

195. In assessing the impact on air quality in and around the application site the ES addendum 
(2016) states that the proposal does have the potential to affect air quality especially during 
the construction process and these are associated with the earthworks that incorporate 
excavation, haulage, tipping, stockpiling and landscaping during each phase of construction.  
The impact on human health with regards to dust particles and pollution from construction 
vehicles is still relevant. 

196. However, this is a pre-existing issue and mitigation measures are already in place which 
assists in reducing the risk of dust particles entering the atmosphere.  Moreover, air quality 
can continue to be monitored via the previous adoption of good working practices during 
construction of Zone 1 via a Construction Management Plan and appropriate planning 
conditions (conditions nos. 10 and 11). 
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Socio-economic 

197. In terms of the socio-economic impacts of development, in the original planning application, 
the Environment Statement dealt with retail impact, employment issues, housing needs, 
education, health, sports and recreation and community facilities.   

198. Clearly, the 2008 recession has had significant implications on economic growth patterns 
nationally, and this is reflected in the slow delivery of housing on the Priors Hall Park 
development.  Changes in consumer choice and market trends are also dictating the plot 
sizes of the housing being built and this in turn affects the density of housing on the site. 

199. Given that the scheme would not significantly alter the balance of uses already agreed within 
the DFP revision C, in terms of the socio-economic impacts these would not necessarily be 
affected by the proposal.  

Transport  

200. The ES addendum (2016) describes the anticipated traffic impacts of the proposed changes 
from the DFP revision C compared to DFP revision C, which would result in increased 
traffic movements. The ES addendum (2016) predicts the additional vehicle movements 
over and above the 2013 levels to be 255 a.m. peak and 262 p.m. peak external two way 
vehicle trips. The ES sets out mitigation measures to account for impacts of the 
development on junctions. A combination of junction improvements and a monetary 
contribution are being proposed. The Highway Authority, having assessed the information is 
requesting that the applicant carry out additional improvement works to two 
junctions/roundabouts: 

 Access A (Weldon Park Roundabout on A43) 

 Access B (A43 Priors Hall Zone 1/2 Access Roundabout) 

201. In respect of accesses A and B above, a suitable Condition has been considered after 
consultation with the Northamptonshire Highways and ENC (Condition 15) to ensure the 
works are carried out at an appropriate time.  

202. The Highway Authority also requires additional Section 106 contributions towards 
proportionate junction improvements at three other roundabouts: 

 Junction D (A6116 Steel Road / A43 / Arnsley Road); 

 Junction E (CNOR Roundabout 2); and 

 A43 Bangrave Road / Corby Road / A427 Weldon Road. 

203. Improvements to the junctions specified in paragraph 202 above would be secured by a legal 
agreement. As the applicant has confirmed acceptance of required mitigation in principle, it is 
considered that the exact sums can be negotiated in due course. The methodology for traffic 
modelling, the identified highway improvements, programme and costing will be provided by 
the owner and agreed between the owner and NCC Highways. 

It is therefore considered that appropriate mechanisms will ensure the additional highway 
impacts arising from the revised DFP will be satisfactorily mitigated. 

Other Issues Raised by Consultees 

Historic England and Northants County Council (NCC) Archaeology 

204. In terms of the Heritage Assets found within the site both NCC and Historic England have 
raised concerns regarding the impact of the proposal on both the Designated Heritage Asset 
(DHA) and undesignated Heritage Assets. The Council has been working with the applicants 
to ensure that any development within the vicinity of these sites would be dealt with 
sympathetically and sensitively and revisions to the Development Framework Plan have 
resulted in appropriate mitigation measures being used.  Details of the mitigation proposed 
are outlined within the main body of the report. However, in order to safeguard the roman 
villa site in Zone 3, formal open space/sports pitches have been returned to informal open 
space and residential development parcel R1c, and road and footpath alignments have been 
adjusted accordingly. 
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205. The Scheduled Ancient Monument (SAM) has been identified to the south of Zone 1 along 
with the SAM Exclusion Zone, and the proposed residential parcel has been removed from 
the adjacent area. 

206. The landscape visual corridor from Kirby Hall, which is a Listed Building, has been protected 
by removing and remodelling a section of residential development (parcel R1c) to the north 
of Zone 3. 

The North Northamptonshire Wildlife Trust 

207. The Wildlife Trust has suggested a pre-commencement planning condition relating to an 
updated Phase 2 Badger survey. The other concern relates to the substantial loss of 
open/green space and green infrastructure.  A number of other concerns have also been 
raised which are set out below: 

 A Phase 2 badger survey should be carried out prior to determination of the 
planning application – The applicant’s ecologist has advised that further bait 
marking surveys have subsequently been undertaken, however results were 
inconclusive. Badgers are mobile and therefore the situation may well change 
further prior to works commencing on relevant parts of the site. It is considered 
that there is sufficient information available for a decision to be taken on the 
planning application and conditions 11 and 30 would adequately protect this 
species. The survey information is adequate for present purposes and it is 
sensible for an update survey to be carried out prior to relevant works.  An 
acceptable scheme is considered to be achievable.  Furthermore, any 
translocation or removal of the sett would require a licence from Natural 
England; 

 concern about adequacy of green corridors/links – Natural England is satisfied 
with the proposed links in relation to GCN and adequacy of green corridor links. 
The ES addendum (2016) confirms that linkages to Badger Wood are improved 
and this is considered a benefit; 

 calcareous Grassland should not be largely replaced by woodland – Planting 
will need to be agreed as part of the reserved matters/conditions and therefore 
a suitable mix of planting can be agreed at a later date; 

 submitted “Invertebrate Survey, Final Report, 2003”, is very old/not valid –  the 
ES addendum (2016) states at paragraph 6.4 of 2016 February addendum that 
“invertebrate surveys have not been undertaken since the baseline assessment 
work. Given that the only habitat considered to be of local (low) nature 
conservation value for these species was the quarry within the southern Gullet, 
which has remained relatively undisturbed since the baseline assessment was 
undertaken, this value is not anticipated to have changed.”; and 

  The 2014 and 2015 (GCN) survey efforts seem remarkably, and worryingly, on 
the low side – It is considered that sufficient information has been supplied in 
relation to GCN for a professional judgement to be reached. GCN translocation 
has taken place under licence from Natural England. 

Ramblers Association (RA) 

208. The RA have indicated that they would require Footpath HF10 to remain a direct link either 
side of the A43 and are generally supportive that the extent of public paths through the 
northern Gullet have been increased. The inclusion of public access through all of the wildlife 
corridors will link the central Gullet to footpaths through the OQPW and Badger Wood, in turn 
proving direct linkages to woodland and POS in Zone 3. The proposed DFP revision T 
therefore provides increased pedestrian access through the site compared to the approved 
DFP revision C. Further detail has been added illustrating footpath links through the areas of 
green infrastructure and residential parcels, enhancing opportunities for leisure and 
recreation;  

209. It is however acknowledged that stopping up of a Public Right of Way would need permission 
and therefore can be dealt with separately at a later stage. 
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Northamptonshire Highways Authority 

210. In responding to the Highway Officer’s comments above the applicant has confirmed they 
agree with the recommended approach and the final wording would be agreed in due course 
in liaison with the Highway Officer and subject to agreement of the Head of Environmental 
and Planning Services at CBC.  

Weldon Parish Council  

211. The Parish Council has objected initially to the scheme on the basis that: 

i) the development would be too dense and urbanised and increase traffic on the roads;   

ii) the sports zone would be too far away from properties resulting in children being 
driven to the area or not used;  

iii) there would be a lack of affordable housing resulting in the development becoming 
elitist; and 

iv) the needs of the community would be overlooked in favour of commercial 
requirements of the developer.   

212. In terms of point i) above in real terms the housing in Zone 1 has been built to a lower 
density than had previously been anticipated and agreement was being sought by way of this 
application to make up for the shortfall in housing in Zone 2. Northamptonshire Highways 
were consulted on all applications submitted for determination and at the time raised no 
objections on highway grounds.   

213. With regard to point ii), and the Sports Zone being too far away from properties, firstly the 
consolidation of smaller areas of organised sports has contributed to there being better 
quality of provision of formal open space in Zone 2. One area is now located in Zone 1 (to 
the south-west) and the other one is located in Zone 2 to the west of the Old Quarry Ponds 
Woodlands. These are now accessible by the network of footpaths and the main road 
leading to Zone 1 from Stamford Road. The applicants indicate that these areas are ten 
minutes away on foot and therefore provide better accessibility to formal open space and 
sports pitches for residents of Weldon and the Priors Hall Park development.   

214. In terms of affordable housing. as it stands there is no change to the level of provision of 
affordable housing on site, the Deed of Variation to the existing s106 only proposes a change 
to the timing of provision (the threshold is proposed to be changed from the occupation of 
1500 up to 1800 open market units in Zone 1). Further discussions will be entered into with 
the promoters to retrofit affordable housing in Zone 1.  

215. Lastly, concerning the issues of community needs overlooked in favour of commercial 
requirements. The viability of development on this site is a key driver in the consideration of 
this application and as a result the assessment of the development as proposed is being 
considered in line with the Government’s requirement under “the presumption in favour of 
sustainable development” principles. As mentioned previously, during the evolution of the 
development market forces have dictated that larger properties are required and this has 
resulted in lower density in Zone 1. Crucial to the success of this project is its long term 
financial viability, without which the project may stall and the existing residents left without 
adequate services and infrastructure.  

216. The delivery of the District and Neighbourhood Centres will be dealt with via a separate 
planning application. The requirement for these has been secured by Conditions 3 and 4. 

Cllr McKellar- Ward Councillor for Priors Hall Park (Weldon and Gretton Ward) 

217. Objects due to the fact that the revised DFP proposed would reduce the level of green space 
and children’s’ play areas in Zone 1 of the PHP and makes the following points: 

 in planning terms, the applicants’ revised proposal would give rise to a loss of 
amenity for my constituents living at Priors Hall Park; 

 PHP has been presented to my constituents as a haven of green space, 
complete with safe and open places for children to play and for residents to 
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enjoy.  This was one of the principle reasons for many of my constituents 
choosing to move to PHP; 

 by moving considerable amounts of open green space out of Zone 1, which is 
where my constituents reside, the people of PHP will be deprived of their 
amenity that they expected to benefit from when they purchased or rented their 
homes; and 

 I therefore urge the planning department to reject the planning application to 
vary the development framework plan. 

218. In response it is considered that the only loss of green space would be a narrow strip of land 
along the south-western edge of the CWS owing to the location of the P parcels. Other than 
this there would be no other loss of both formal and informal open space from Zone 1. On 
balance the scheme still provides adequate provision for green infrastructure without 
compromising the sustainability of the proposal. 

Barratt Homes 

219. Concerns have also been raised by Barratt Homes who have built a number of the houses 
that currently have a view of the Gulley. In the revised Landscaping Strategy the outlook from 
these properties has changed from the informal open space to formal sports pitches. These 
changes have been as a result of the need to make sports provision more centrally located 
and thus accessible to occupiers of the Priors Hall development. Clearly, the form and 
function of some of these areas have been altered but they still contribute to the visual 
amenities of the site and therefore would not be built on.  Furthermore the right to a view is 
not a material planning consideration and in any event the properties affected would still be 
afforded a view of open space and would not therefore be materially affected by the 
proposed changes shown in DFP revision T. 

Lloyds Data Centre 

220. Concerns have been identified from the Data Centre complex which adjoins the site to the 
north and the appearance of a 10m high bund. Details of landscaping and mounds would be 
subject to a reserved matters application and therefore further detailed consideration could 
then be given to the visual impact and removal.  It is considered that an acceptable scheme 
is achievable.  A specific condition will also be imposed as noted below. As noted above, any 
breaches of existing planning conditions remain enforceable and officers are in discussions 
with the applicant with a view to remedying these where necessary and regularising the 
position. No retrospective permission is sought or will be granted under this s.73 application 
to vary condition 4.  

NNJPU comments. 

221. In commenting on the reduced amount of Informal Open Space, the NNJPU consider this 
would be acceptable provided that the remaining open space would still provide the requisite 
biodiversity, amenity, movement, drainage and other functionality and therefore more 
detailed information on the landscape types should be provided. In particular there would 
need to be a buffer zone between the housing and the green corridors to provide a transition 
space between plots and streets. This would function with the street/footpath network and 
would contribute to the green corridors allowing them to function better. 

222. In terms of the artificial bunds it has to be acknowledged that screening is important to 
ensure that views from Kirby Hall are not impaired and likewise there is an appropriate buffer 
between development parcels. However, more detail on the exact form, location and purpose 
of each bund would need to be developed in much greater detail to ensure its acceptability. 
An appropriate condition can ensure that details to include strategic earth modelling and 
mounding and treatment of the Gulley are provided at a later stage. 

223. With regard to the incorporation of Sustainable Urban Drainage systems (SUDS), this issue 
has been promoted in significance during the intervening years with the emergence of Local 
Lead Flood Authorities. Northamptonshire County Council is now the responsible authority 
for flooding and therefore a number of key elements would need to be addressed to ensure 
that the SUDS strategy would meet Policy 5 of the Joint Core Strategy.. 
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224. A SuDS strategy imposed as a condition of the consent can design the exact nature and 
location of the SuDS within the open spaces, controlling water at source and delivering the 
strategy across the parcels to be linked to the phasing, surface water flooding risk.  The 
SuDs Strategy could also inform other documents such as the design code and landscape 
management plan, to develop different sub catchment strategies to allocate what different 
parts of the site are capable of and will be required to achieve, and finally to condition that 
each reserved matter parcel is compliant both with the site wide concept strategy and the 
sub catchment parcel strategies. A SuDs strategy can be developed further. 

225. Whilst additional information has been submitted during the course of the application, there 
are still a number of concerns, in particular the issue of movement around the site would be 
highways dominated places, and connectivity between each area. The OPUN Design review 
letter from 29th March 2016 also highlighted concerns that standard cross sections were 
shown in the Design Statement, which did not relate to the situation within Priors Hall and to 
the opportunities on site.  It is therefore considered that the best way to resolve this would be 
for a Design Code process. Condition 5 covers the requirement for a design code. 

OPUN Comments 

226. The applicant has always had a ‘vision’ for the Priors Hall Park development and this was 
commended by OPUN during the April 2015 Design Review and the latest Design Review on 
22nd March 2016. 

227. This vision is referred to as ‘park life: park living’ and there is concern that this vision would 
be diluted as a result of the variation to the Design Framework Plan.  

228. As such it has been necessary to ensure that the natural and semi-natural landscape is 
retained as best quality and continues to achieve the ‘park life: park living’ vision as 
commended by the OPUN Design Review Panel.  

229. Whilst significant detail has been submitted by the applicants to demonstrate that the East-
West landscape corridors would be effective at providing so many roles, further information 
must be sought as part of a Design Code for Zones 2 and 3. 

230. Furthermore it was identified that a Parkland Management Plan would be essential in 
delivering the concept of residential development within a parkland setting.  

231. OPUN also raised concerns regarding the creation of a complex street network that could 
have a negative impact upon the legibility of the development and this concern has been 
reiterated by other consultees during the course of discussions.  Again additional information 
can be submitted at a later stage in order to ensure mitigation measures and appropriate 
landscaping scheme are appropriate for their location. 

232. It is considered that on balance the applicants have provided sufficient information, at this 
stage, to demonstrate that the scheme as revised can still be considered as sustainable and 
that appropriate safeguards can be imposed on the consent to ensure impacts are 
acceptable. 

Design and Layout  

233. The applicant has submitted the Priors Hall Urban Design Statement for Zones 2 and 3 
which provides a rationale for the future development at the Priors Hall Park development.   
Whilst Zone 1 forms a new residential edge on the eastern side of Corby, Zones 2 and 3 
make the transition from town to country through a careful integration of ribbons of green 
infrastructure and  high quality residential neighbourhoods. 

234. Revisions to Zone 2 now result in 3 separate character areas known as The Coombes, High 
Town and Priory Gardens. The Coombes would be located to the north of the local centre 
where the land dips into a small valley and would support a housing density of 26-40 dph. 
The High Town area is located to the south of the local centre and this would support the 
highest housing density in Zone 2 of more than 40 dph. This area is located on the highest 
land and links via the Causeway to the Neighbourhood Centre. Priory Gardens sits below the 
High Town area and this will have a lower housing density of 26-40dph. The character of 
development is proposed to be in sympathy with the lake and surrounding woodland. 
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235. Both the Wildlife Trust and JPU have concerns about the impact of the proposed changes 
between DFP revision C and DPF revision T on green infrastructure, as a result of the 
reduction in open space. The Wildlife Trust also raises a number of specific concerns about 
the suitability of Green Infrastructure proposals. 

236. The original permission heavily referenced that more than 50% of the site would be open 
space, and that it would be set within an extensive parkland setting.  The DFP revision T 
drops below this 50%, with an increase in total developed land, and consequent reduction in 
open space. 

237. The Joint Planning Unit (JPU) is concerned about the loss of open space compared to the 
approved DFP revision C and the erosion of the original ‘parkland’ concept. Whilst it is 
regrettable that an  amount of originally proposed open space would be lost, the changes 
in market conditions, which have meant that Priors Hall has not met originally expected 
housing density levels; inevitably results in the need for further land-take. It is important 
that Priors Hall meets need and demand and therefore officers do not think it would be 
sensible to refuse the application in principle on the basis of the reduced open space 
amount, providing the remainder can be implemented and managed effectively. 

238. On balance the combined formal and informal open space areas would still amount to 
41% of the development (ES 13.5.12), which is a considerable proportion when 
compared to typical residential developments and in terms of sustainable development is 
still considered acceptable. 

Impact on the amenity of the existing residents 

239. Given that parts of the Priors Hall development site are already occupied, existing residents 
presently living within Zone 1 have identified a number of issues which are of relevance to the 
revised Development Frame Plan. These concerns relate to the on-going development of the 
site for housing without the accompanying open space, parks and play areas which in turn has 
lead to the misconception that residents feel they have been mis-sold the idea of a park life.   

240. Whilst the latter is not necessarily a material planning consideration, the provision of formal and 
informal open spaces, parks and play areas do form part of the planning application as 
approved, and this is further reinforced through the S106 Agreement. 

241. The delivery of the play areas will be dealt with via a separate planning application. The 
requirement for these has been secured by Conditions 3 and 4. 

242. In assessing the “park life” aspect of residents’ concerns, the site would still benefit from the 
central gulley feature with a large belt of woodland abutting the western boundary of the site 
and whereas the amount of open space has been reduced, there would still be a 
considerable proportion of landscaped areas retained in the new framework plan.   

243. Issues relating to design and appearance, visual amenity, overdevelopment of site and 
damage to the local environment, pollution and noise implications have been addressed 
within the main body of the report.  

Viability appraisal 

244. A summary of the findings of the viability assessment under taken by White Land Strategies 
can be found in Appendix 1. 

245. This assessment is based on a land trade model which reflects the business model used by 
the promoters. The assessment concludes that based on a forward projected position using 
the 1 January 2017 as the starting point, with an affordable housing provision of 10%. The 
scheme currently produces a residual sum of £40.3m. An assessment based on 5% 
affordable housing produces a residual sum of £42.3m. Ffrom which all Section 106 
contributions, administrators’ fees and costs and other charges would come from. Sensitivity 
testing around this has also been undertaken with a reduced affordable housing contribution 
and also increased land values above the baseline.  

246. Officers are confident this now provides a sound basis on which to move forward with a 
variation to the original Section 106 Agreement and subsequent agreements and ties up all 
the variations and side agreements previously entered into by the promoters with Corby 
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Borough Council, East Northamptonshire District Council  and Northamptonshire County 
Council. Further viability testing will be undertaken at regular periods. 

CIL and Section 106 Agreement  

247. There have been legislative changes under the Community Infrastructure Levy (CIL) 
Regulations 2013 which came into force on 6 April 2010. Regulation 122 places into law for 
the first time the Government’s policy tests on the use of planning obligations. It is now 
unlawful for a planning obligation to be taken into account when determining a planning 
application for a development that is capable of being charged CIL if the obligation does not 
meet all of the following tests: 

 Necessary to make the development acceptable in planning terms; 

 Directly related to the development; and 

 Fairly and reasonably related in scale and kind to the development. 

248. In the context of this application the development is in a category to which Regulation 122 
applies. The requirement for a financial contribution towards highways is a matter which, if 
the proposals were to be supported, would need to be secured through a planning obligation.  

S106 Agreement  

249. It will be necessary for a further deed to be entered into pursuant to s.106 in order to bind the 
existing section 106 agreement to the new permission to be granted pursuant to this 
application. In addition, the additional obligations in relation to highways will need to be 
secured 

Affordable Housing  

250. Affordable Housing forms part of the  Section 106 Agreement and as the provision of 
affordable housing remains unchanged the Agreement would not need to be altered.  Should 
at some stage in the future the form or amount of affordable housing changes then the 
Agreement would need to be considered by Committee at a meeting in the future. 

Conclusion 

251. On a section 73 application the key consideration is the conditions which planning 
permission should be subject to. However, as a new planning permission will be granted with 
a revised DFP it is necessary to determine the application in accordance with the 
development plan and other material considerations.  

252. CBC is of the view that, having regard to the relevant provisions of the Development Plan, 
and subject to compliance with the conditions attached to this permission, the proposed 
development is in accordance with the Development Plan.  

253. The golden thread running through the NPPF has three strands, namely economic, social 
and environmental factors and all three need to be considered in order that the development 
can be considered sustainable. 

254. The identified harm to heritage assets is given considerable importance and weight.  This 
harm is considered to be clearly outweighed by the benefits of the scheme.  

255. The application to amend Condition 4 of the Outline Planning Consent (13/00026/RVC) has 
been considered in relation to the environmental impacts of the development; advice from 
technical consultees and adjoining occupiers as well as implications on both national and 
local policy objectives.  

256. It is considered the environmental impacts have been addressed in the Environment 
Statement accompanying Rev T and that any outstanding matters or mitigation where 
necessary can be achieved via the imposition of a number of additional conditions and the 
s106 Agreement would ensure appropriate control is maintained.  The environmental 
information is considered to be adequate. 

257. Whilst it is acknowledged that the revised DFP revision T results in the reduction of overall 
habitats, on balance the ratio of development to habitat is still considered acceptable.   
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258. Notwithstanding the identified concerns it is considered that, on balance, the proposal can 
still be supported in the light of the considerable benefits to the growth and regeneration of 
Corby and the application is considered to comply with both national and local planning 
policies. 

Recommendation:   

1. It is recommended that the new Development Framework Plan be approved 
and that planning permission is granted, subject to the conditions set out below 
(with authority delegated to add to, delete or amend such conditions) and 
section 106 being entered into so as to bind the original agreement to this 
permission and also to deal with any additional requirements such as highway 
obligations: 

i) That the final wording of the highway conditions set out below be delegated to 
the Head of Planning and Environmental Services 

2. That the wording and final decision on the acceptability of the revised S106 
Agreement in accordance with the Heads of Terms outlined in this report be 
delegated to the Head of Environment and Planning in consultation with the 
Chairman of the Development Control Committee. As noted above, the report 
currently is drafted on the assumption that  there will be no revised section 106 
agreement. 

1. Time Limit  

This planning permission shall take effect from the date of this Permission. 

 Reason: To specify the date when development is authorised to commence. 

 RESERVED MATTERS 

2. Reserved Matters  

 All applications for Approval of Reserved Matters pursuant to condition No. 1 shall be 
made to the Local Planning Authority before the expiration of 15 years from the date of 
the original Planning Permission granted under reference 04/00240/OUT (29/03/2007). 

 Reason: To accord with Section 92 of the Town and Country Planning Act 1990 as 
amended by Section 51 of the Planning and Compulsory Purchase Act 2004. 

3. Phasing      

 Prior to the submission of the first reserved matters application for development taking place 
within Parcels ‘DC1, DC2’ and E4 details of a Phasing Plan shall be submitted to and 
approved in writing by the Local Planning Authority. Prior to commencement of development 
in Zone 2 (excluding development on Parcels ‘P(viii) and P(ix)’ in Zone 2), details of a 
Phasing Plan shall be submitted to and approved in writing by the Local Planning Authority. 
Insofar as any variation to that phasing plan is proposed, an application for the approval of 
such variation shall be submitted to and approved by the Local Planning Authority prior to 
submission of any reserved matters application in respect of the relevant phase or phases of 
development.  

 Reason: To ensure that the development is satisfactorily phased and co-ordinated. 

4. Development Framework Plan 

 No development shall take place other than in accordance with the Development Framework 
Plan Drawing Ref: BBD036-005 Rev T 22/03/2017. 

 Reason: To ensure that the detailed design of each phase of the development is in 
accordance with the principles of development approved in the Development Framework 
Plan and Urban Design Statement which form part of the application. 

5. Design 

a) Prior to the submission of the first reserved matters application for development 
taking place within Parcels ‘DC1 and DC2’ in Zone 1, Parcels ‘P(viii) and P(ix)’ 
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in Zone 2’,  an addendum to the approved Zone 1 Design Code shall be 
submitted to and approved in writing by the Local Planning Authority.  Such 
Design Code shall be in accordance with the Development Framework Plan 
(BBD036-005 Rev T dated 22/03/2017 and the Priors Hall Park Zones 2 and 3 
Urban Design Statement (dated April 2016) submitted as part of the outline 
planning application. All Reserved Matters applications specific to those parcels 
shall comply with the addendum to the Design Code for Zone 1. 

b) Prior to the submission of the first Reserved Matters application for each 
relevant phase of the development as agreed pursuant to condition 3 of this 
permission, a  spatial strategy for public open space shall have been submitted 
to and approved in writing by the Local Planning Authority. The spatial strategy 
will identify broad locations of formal and informal public open space, including 
playing pitches and children’s play spaces. The development shall be 
implemented in accordance with the spatial strategy.  

c) Prior to the submission of the first Reserved Matters application for each 
relevant phase of the development as agreed pursuant to condition 3 of this 
permission, a Design Code  shall have been submitted to and approved in 
writing by the Local Planning Authority. Such Design Code shall be in 
accordance with the Development Framework Plan (BBD036-005) Rev T dated 
22/03/2017 and the Priors Hall Park Zones 2 and 3 Urban Design Statement 
(dated April 2016) submitted as part of the outline planning application. The 
development shall be implemented in accordance with the Design Code.  

The Design Code shall include: 

i) design Principles including design principles for key areas of public realm 
within the relevant phase/character area such as public square; 

ii) principles prescribing the integration into the development of: 

(a) ecology; 

(b) landscaping; 

(c) SuDs; 

(d) connectivity; 

(e)  noise abatement; and 

(f) public Open Space (including children's play); 

iii) principles setting out waste strategy, refuse and recycling arrangements; 

iv) principles setting out details of strategy to minimise the opportunities for crime; 

v) details of design code review procedure and circumstances where a review 
shall be implemented; 

vi) key groupings and other buildings, including information about height, scale, 
form, level of enclosure, building materials, design features; 

vii) principles setting out the spatial distances between development and private 
amenity space standards to prevent loss of privacy; 

viii) boundary treatments. 

ix) details of public open space  (including children’s play)  

x) the street hierarchy including the extent of the adoptable highway, junctions; 
typical street cross sections, street trees, cycle and footpath routes; 

xi) character, mix of uses and density to include the layout of blocks and structure 
of public spaces; 

xii) block principles to establish use, density and building typologies.  In addition, 
design principles including primary frontages, access, fronts and backs; 

xiii) details of approach to design and management of vehicular parking, minimum 
internal garage dimensions; 

xiv) the character and treatment of structural planting to the development areas 
and how this links to the open spaces.  The character and treatment of any 
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hedge and footpath corridors, retained trees and or woodlands and local areas 
of play; 

xv) details of the public realm to include the location, function and character, 
public art, materials of the key public spaces; 

xvi) guidance of surface water control based on the SuDS concept strategy 
(separately conditioned), including design standards and methodology for 
SuDS systems; 

Reason: To ensure that the detailed design of each phase of the development is in 
accordance with the principles of development approved in the Development Framework 
Plan, Urban Design Statement and policies 3, 4, 5, 7 and 8 of the North Northamptonshire 
Joint Core Strategy (adopted July 2016). 

6. Reserved Matters 

No development within each phase shall commence until detailed drawings showing 
the following: 

a. Access; 

b. External Appearance; 

c. Landscaping; 

d. Layout; and 

e. Scale 

have  been  submitted  to  and  approved  in  writing  by  the  Local Planning Authority. 
The relevant phase of the development shall in all aspects be carried out in accordance 
with the approved plans unless otherwise agreed in writing with the Local Planning 
Authority.  

Reason: In order that the Local Planning Authority is satisfied with the details of the 
proposed development and to ensure compliance with the approved Development 
Framework Plan, Urban Design Statement and policy 8 of the North Northamptonshire Joint 
Core Strategy (adopted July 2016). 

7. Details to accompany Reserved Matters applications  

Unless otherwise agreed by the Local Planning Authority each application for the approval 
of any reserved matters within each phase of the development pursuant to Condition 6 shall 
be accompanied by the following details for the approval of the Local Planning Authority 
and no development to which each reserved matters relates is  to  be commenced until 
such details have been approved by the Local Planning Authority: 

i) Infrastructure and construction sequence comprising details of the following: 

a) road junctions and junction alterations, road improvements/carriageway 
widening, new roads, footpaths, bridleways, cycleways, bridges, traffic 
signalling and highways signage, the treatment of all surfaces and any 
traffic calming measures; 

b) foul and surface water drainage; 

c) services (gas, water and electricity supply, cable and other utilities); 

d) vehicular parking; 

e) publicly accessible open space; 

f) lighting, signage  and street furniture; 

g) security infrastructure and equipment; 

h) waste re-cycling, disposal and management measures; 

i) Travel plans; 

j) cycle parking facilities for the relevant phase; 

k) A schedule of internal floorspace and uses proposed within the relevant 
phase; 
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l) samples of the materials and finishes to be used for all external surfaces 
(including but not limited to roofs, elevation treatment and glazing); 

m) measures to achieve the agreed BREEAM and for the development 
including energy and water conservation; 

n) A Statement of Conformity to the Design Code; 

o) finished floor levels to fixed datum; and 

p) A parcel-specific Construction Method Statement (see Condition 10). 

Any Reserved Matters applications for infrastructure works alone need only be 
accompanied by the details required under a, b, c, d, e, f, g and h above. 

Reason: In order to enable the Local Planning Authority to assess the conformity of the 
details of the development to the Design Code and policies  5, 8 and 9 of the North 
Northamptonshire Joint Core Strategy (adopted July 2016). 

8. Quantum of Development   

The total development hereby permitted within Corby Borough shall comprise: 

 Not more than 4,360 residential units;  

 Not  more  than  4,900  square metes of Use Class A1 floorspace (net sales area) 
shall be provided on the site which shall include not more than 2,500 square 
metres of convenience floorspace, and not more than 2,400 square metres of 
comparison floorspace; 

 The Class A1 floorspace referred to above shall be provided in a phased manner 
in accordance with details to be submitted to and approved by the Local 
Planning Authority before the commencement of development; 

 Not more than 770 square metres (net sales area) shall be provided for 
occupation by Use Class A2 uses; 

 Not more than 4 ,  500  square metres of floorspace (net sales area) shall be 
provided for occupation by uses within Use Classes A3/A4/A5.  

 Not more than 2,650 square metres of floorspace shall be occupied by uses 
within Use Class D1 (excluding schools); 

 Not more than 830 square metres of Use Class D2 floorspace shall be provided at 
the site; 

 Not more than 21,120 square metres of floorspace shall be occupied for schools 
and nurseries; and 

 Not more than 40, 550 square metres of floorspace to be occupied by uses within 
Use Classes B1 or B2 of which not more than 10,137 square metres shall be 
within Class B2. 

Reason: The development of the site is the subject of an Environmental Impact 
Assessment and Transport Assessment and any alteration to the land use which is not 
substantially in accordance with the Land Use Budget may have an impact which has not 
been assessed by that process and in order to ensure that the vitality and viability of Corby 
Town Centre is maintained. 

9. Use Classes Order 

Notwithstanding the provisions of The Town and Country Planning (General Permitted 
Development) (England) Order 2015 or any subsequent amendments the Class 
A1/A2/A3/A4/A5 uses hereby approved shall only be used as such and for no other 
purpose of the Schedule of the Town and Country Planning (Use Classes) Order (as 
amended) or in any provision equivalent to that Class in any statutory instrument re-
enacting or amending that Order, unless otherwise agreed in writing by the Local Planning 
Authority. 
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Reason: In order that the viability and vitality of Corby Town Centre is maintained in 
accordance with policy 12 of the North Northamptonshire Joint Core Strategy (adopted July 
2016). 

HIGHWAYS 

10. Construction Method Statement 

 Other than the Construction Method Statement approved in respect of Zone 1 on 
24/04/2014 in connection with outline planning permission 04/00240/OUT, or any document 
subsequently approved, no development shall commence in any of the parcels in Zone 2 
until details of the access, egress, parking and circulation of construction traffic and details of 
all construction related vehicles and wheel washing facilities have been submitted to and 
approved in writing by the Local Planning Authority. Construction methods shall be in 
accordance with the agreed Construction method Statement only. Such details shall 
comprise the following: 

i) Designation, layout and design of construction access and egress 
points; 

ii) Internal site circulation routes; 

iii) Vehicular parking; 

iv) The location of wheel washing plant, equipment and schedule of 
operations; 

v) Directional signage (on and off site); 

vi) Provision for emergency vehicles; 

vii) Hours of working; 

viii) Measures for the control of dust; and 

ix) Compounds, materials storage, cranes and plant, equipment and related 
temporary infrastructure. 

Reason: To ensure that the development is undertaken in a manner not prejudicial to 
highway safety and residential amenity in accordance with Policy 8 of the North 
Northamptonshire Core Spatial Strategy (adopted July 2016). 

11. Code of Construction Practice  

Other than in accordance with the Code of Construction Practice reference 3066/801/REVA 
dated January 2014 and agreed on 24/4/2014 for Zone 1, or any document subsequently 
approved, no development shall commence in any of the parcels in Zone 2 until a Code of 
Construction Practice has been submitted to and approved in writing by the Local Planning 
Authority. The development shall not be undertaken other than in accordance with the Code 
of Construction Practice. The Code shall be regularly updated throughout the 
development as agreed in writing by the Local Planning Authority. Any amendments to 
the Code shall include the following: 

a. An overall strategy for managing environmental impacts which arise 
during construction, (including how the Code would be implemented 
and the liaison and consultation strategy); 

b. Requirements for managing the construction impacts of all site 
operations; 

c. A strategy for reducing waste during site preparation and construction 
and encouraging the use of sustainable local materials; and 

d. Requirements for monitoring the construction activities. 

Reason: To mitigate the negative effects of construction as advised by the Health 
Impact Assessment and to accord with Policy 8 of the North Northamptonshire Core 
Spatial Strategy (adopted July 2016). 

12. Routing Strategy 

Prior to the commencement of development on any Parcels within Zone 2, a Routing 
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Agreement in respect of construction traffic shall be submitted to and approved in writing by 
the Local Planning Authority.  The development shall be carried out in accordance with the 
approved Agreement.  

Reason: To ensure that construction traffic is directed along routes which are satisfactory 
and which minimise the impact of construction on others, in accordance with Policy 8 of the 
North Northamptonshire Core Spatial Strategy (adopted July 2016). 

13. Travel Plan 

Prior to the commencement of development of each relevant phase within Zone 2, a Travel 
Plan shall be submitted to and agreed in writing by the Local Planning Authority. The 
mitigation measures identified shall be implemented to accord with the approved Travel 
Plan. 

Reason: To ensure that the development takes place in accordance with the principles of 
sustainability by reducing the use of the Private Motor Car in accordance with Policy 8 of 
the North Northamptonshire Core Spatial Strategy (adopted July 2016). 

14. Footpaths 

Prior to commencement of development in each relevant phase within Zone 2, a Connectivity 
Strategy to deal with footpaths, bridleways and cycle routes shall be submitted to and 
approved in writing by the Local Planning Authority. The development shall not proceed other 
than in accordance with the approved Connectivity Strategy. 

Reason: To ensure rights of way are accommodated and improved and appropriate 
access is achieved by means other than the Private Motor Car in the interests of achieving a 
sustainable development, in accordance with Policy 8 of the North Northamptonshire 
Core Spatial Strategy (adopted July 2016). 

15. Highway Improvement Works 

Highway improvement works shall be carried out at the two junctions identified on plan 
numbers 14-018-101 and 14-018-102 in appendix M of Transport Chapter 18, Environmental 
Statement Addendum (June 2016 update in accordance with a scheme of improvements to 
be first agreed with the Local Planning Authority in conjunction with Highway Authority. 

1. Junction A (Weldon Park Roundabout on A43); 
2. Access B (A43 Priors Hall Zones 1 and 2 access roundabout). 

The highway improvement works shall be completed in accordance with the agreed scheme 
prior to the occupation of the 400th dwelling in Zone 2. 

Reason: To ensure all necessary road works and improvements take place at the 
appropriate time in the interests of the safety and convenience of road users, in accordance 
with Policy 8 of the North Northamptonshire Core Spatial Strategy (adopted July 2016). 

16.  Transport Assessment 

The development shall be carried out in accordance with the details agreed in relation to 
the following on 19th November 2009 in connection with Outline Planning Permission 
04/240/0UT unless otherwise agreed in writing by the Local Planning Authority in 
consultation with the Highway Authority. 

a) Details of all necessary highway works identified within the Priors Hall Park 
Transport Assessment document submitted by Corby Development Ltd dated 
May 2004 as modified by the letter dated 19th November 2009 or as otherwise 
approved by the Local Planning Authority in consultation with the Highway 
Authority; and 

 b) A details Phasing Plan of all highway works referred to in a) above  

Development shall not proceed other than in accordance with approved details. 

Reason: To ensure all necessary road works and improvements take place at the 
appropriate time in the interests of the safety and convenience of road users in 
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accordance with policy 8 of the North Northamptonshire Joint Core Strategy (adopted 
July 2016). 

Environmental Impacts 

Noise 

17. Hours of operation 

a) Construction and related work activity capable of giving rise to significant noise 
beyond the confines of the site shall only take place between the hours of 0730 
and 18.00 hrs on Mondays to Fridays and between the hours of 0730 and 1700 
hrs on Saturdays. No such construction work (other than emergency work) shall 
take place on Sundays and Bank Holidays unless otherwise agreed in writing by 
the Local Planning Authority; and 

b) The developer shall take all reasonable steps to ensure that all mechanical 
plant used on site is maintained, serviced and operated so as to minimise 
noise emission. In particular, power generators, pumps and any other plant 
required to be operated on a continuous basis shall be silenced to the extent 
necessary to minimise the potential for disturbance to local residents. 

Reason: To ensure noise and disturbance to residents during construction is kept to a 
minimum, in accordance with Policy 8 of the North Northamptonshire Core Spatial 
Strategy (adopted July 2016). 

18. Externally generated noise 

a) All externally located plant and equipment shall be provided with adequate 
silencing to minimise as far as reasonably practicable the potential for disturbance 
to local residents.  The adequacy of such silencing shall be determined in relation 
to the prevailing background noise level in accordance with British Standard BS 
4142 (or its equivalent). 

All industrial and commercial buildings shall be designed and constructed to minimise the 
external impact of noise, in accordance with details to be submitted to and approved in 
writing by the Local Planning Authority prior to their occupation. 

Reason: In order that the proposed construction operations do not prejudice highway 
safety nor cause inconvenience to other highway users, in accordance with Policy 8 of 
the North Northamptonshire Core Spatial Strategy (adopted July 2016). 

19. Detailed Noise Scheme 

The development shall only be carried out in accordance with the scheme to deal with noise 
agreed on 10th April 2008 in connection with Outline Planning Permission 04/240/OUT. 

All Reserved Matters applications must be accompanied by a detailed noise scheme shall be 
submitted to and agreed in writing by the Local Planning Authority. The schemes shall 
include  

i) investigation and assessment of sources of noise and their impact on the 
development  

ii) take into account both the internal  and external noise environments  

iii)  measures necessary to protect residential amenity and allow a satisfactory 
environment for education purposes.   

All mitigation measures identified as necessary and approved by the Local Planning 
Authority shall be in place prior to the first occupation of any dwelling or school within the 
relevant phase and those which relate to buildings shall be in place prior to the first 
occupation of that building. 

Reason: To protect residential amenity and ensure a satisfactory environment for education 
purposes, in accordance with Policy 8 of the North Northamptonshire Core Spatial 
Strategy (adopted July 2016). 
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20. Ground contamination 

Prior to the commencement of any phase of development a detailed scheme to deal with 
contamination of the land comprised within that phase shall be submitted to and agreed in 
writing by the Local Planning Authority.  The scheme shall include investigation and 
assessment to identify the nature and extent of any contamination and the measures to be 
taken to avoid any risk to health and safety and to prevent pollution of surface and ground 
water.  In particular the scheme shall include: 

i) Details of how the site investigation and the analysis of chemical contaminants 
are proposed to be carried out, prior to implementation; 

ii) Details of the results of the site investigation including the results of all 
sampling site testing, and an assessment of the conditions found; 

iii) Proposals (including approximate timescales for implementation) for dealing 
with any conditions or contamination with might be present on the site, and 
details of proof testing regimes to be used to ensure that the remedial 
measures are effective; and 

iv) A contingency plan for dealing with any contamination, not previously 
identified in the site investigation, encountered during development. 

Reason: To safeguard occupiers against possible harm arising from any contamination that 
may be present on the site and also to prevent pollution of surface water, ground water, 
ecology and biodiversity, in accordance with Policy 8 of the North Northamptonshire 
Core Spatial Strategy (adopted July 2016). 

21. Foul Water Infrastructure 

Prior to the commencement of development on Zone 2 a Phasing Plan for foul water 
infrastructure shall be submitted to and agreed in writing by the Local Planning Authority. 

Applications for reserved matters shall be accompanied by a foul drainage programme 
detailing how the application complies with the approved drainage programme. The 
development shall proceed in accordance with the approved drainage programmes including 
any maintenance obligations set out therein. 

Reason: To prevent pollution of the water environment in the interests of health and 
amenity, in accordance with Policies 5 and 8 of the North Northamptonshire Core 
Spatial Strategy (adopted July 2016). 

22. Surface water drainage 

Prior to being discharged into any watercourse, surface water sewer or soakaway system, 
all surface water drainage from parking areas and external hardstandings, with the 
exception of individual residential properties, shall be passed through an oil interceptor 
designed and constructed to have a capacity and details compatible with the site being 
drained. Roof water shall not pass through the interceptor. 

Reason: To prevent pollution of the water environment, in accordance with Policies 5 and 
8 of the North Northamptonshire Core Spatial Strategy (adopted July 2016). 

23. No soakaways 

There shall be no discharge of foul or contaminated drainage from the site into either 
groundwater or any surface waters, whether direct or via soakaways. 

Reason: To prevent pollution of the water environment, in accordance with Policies 5 and 
8 of the North Northamptonshire Core Spatial Strategy (adopted July 2016). 

Flooding 

24. Flood Risk Assessment (FRA)  

The development permitted by this planning permission shall only be carried out in 
accordance with the following Flood Risk Assessment documents: 
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 Priors Hall West Link Road and Priors Hall Zone 1 Northern Catchment Flood 
Risk Assessment- (Report reference No: 3017/R3/REV N dated August 2015; 
Surface water drainage information set out in D2e response letter dated 10th 
March 2016 & Flow Chamber Drawing number 3066 (1) 512-2 Revision C);  

 Priors Hall zone 1 Southern Catchment area (Report reference No: 
3043/801/REV E dated January 2016; 

 Priors Hall zone 2 Northern Catchment Area and zone 3 Northern and southern 
Catchments areas Flood Risk Assessment (Report reference No: 
3083/802/REV B dated January 2016; addendum reference: 3083 (l)802REV B 
dated May 2016 with letter from D2e dated 17th May 2016); and 

 Priors Hall zone 2 Southern Catchment area Flood Risk Assessment (Report 
reference No: 3083/801/REV B dated January 2016). 

The above documents together comprise the ‘Stage 2 FRA’. Reserved Matters applications 
shall be accompanied by a statement of compliance with the ‘Stage 2 FRA’ for that parcel 
demonstrating how the application will manage flood risk and how it complies with the 
approved FRA specific to catchment area. The development shall proceed in accordance 
with the approved Flood Risk Assessments including any maintenance obligations set out 
therein. 

The mitigation measures shall be fully implemented prior to occupation of any buildings 
within the relevant phase of the development and subsequently in accordance with the 
approved documents provided.  

 Reason: To ensure the development is at an acceptable risk of flooding and does not 
increase flood risk elsewhere or conflict with approved infrastructure programmes, in 
accordance with Policy 5 of the North Northamptonshire Core Spatial Strategy 
(adopted July 2016). 

25. Sustainable Urban Drainage Strategy (SuDs) 

Prior to the commencement of any development on Zone 2, a site wide surface water 
strategy shall be submitted to and approved in writing by the Local Planning Authority. The 
strategy shall maximise the use of measures to control water at source as far as practicable 
to limit the rate and quantity of run-off and improve the quality of any run-off before it leaves 
the site or joins any water body.  

Any Reserved Matters application shall include a detailed surface water strategy pursuant to 
the parcel(s) for which approval is sought. The strategy shall demonstrate how the 
management of water within the Reserved Matters application site accords with the approved 
details of the strategic site-wide surface water strategy. The strategy shall maximise the use 
of measures to control water at source, to limit the rate and quantity of run-off and improve 
the quality of any run-off before it leaves the site or joins any water body. The strategy shall 
include details of all flow control systems and the design, location and capacity of all such 
SUDS features and shall include ownership, long term adoption, management and 
maintenance schemes and monitoring arrangements/responsibilities, including detailed 
calculations to demonstrate the capacity of receiving on-site strategic water retention 
features without risk of flooding to land or buildings. 

Reason:  To ensure that a satisfactory and sustainable means of surface water drainage is 
available “upfront” to serve development phases and to prevent increase risk of flooding to 
third parties”, in accordance with Policy 5 of the North Northamptonshire Core Spatial 
Strategy (adopted July 2016). 

26. Land Stability 

Prior to commencement of any development within zone 2 (including development on parcels 
‘P(viii) and P(ix)), details of a scheme of site preparation, ground re-engineering and re-
modelling, shall be submitted to and approved in writing by the Local Planning Authority. The 
details shall include the following:    

a) works to stabilise, re-engineer and re-form the ground prior to development that 
is appropriate to ground chemistry and condition; 
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b) all cut and fill operations with detailed and working construction methodology; 

c) A detailed earthworks design and specification for ground compaction, ground 
surcharging and earth mounding works; 

d) details of final finished site levels and contours; 

e) testing results and validation certificates from the relevant authorities.  to ensure 
compliance with the approved documents; and 

f) means of disposal of spoil within the development area unless agreed 
otherwise.  

The re-engineering and ground stabilisation works shall be implemented in accordance with 
approvals from the Local Planning Authority.    

Reason: To allow the planning authority to retain control over the details of potentially 
significant engineering operations and to prevent land instability, in accordance with 
Policy 8 of the North Northamptonshire Core Spatial Strategy (adopted July 2016). 

27. Archaeological Work 

a) Development of the land south of parcel R16e (i) and land parcels R14a to 
R14d as hereby permitted shall not commence until the developer has 
secured the implementation of a programme of archaeological work in 
accordance with a written scheme of investigation (including any work 
necessary to preserve remains in-situ and/or by record), or archaeological 
monitoring, as appropriate, which has been submitted to and approved in 
writing by the Local Planning Authority unless otherwise agreed in writing 
with the Local Planning Authority. The relevant works shall only take place 
in accordance with the detailed scheme or brief pursuant to this condition; and 

b) Where appropriate, details of foundation design and any other below ground 
disturbance shall be submitted to and approved in writing by the Local Planning 
Authority. Development shall take place strictly in accordance with the 
approved details, unless otherwise agreed in writing by the Local Planning 
Authority. 

Reason: To ensure that any potential archaeological remains are recorded or preserved 
in-situ, in accordance with Policy 2 of the North Northamptonshire Core Spatial 
Strategy (adopted July 2016). 

28.  Heritage Management Strategy and Plan 

Within 6 months of the grant of the planning permission or any other date agreed by the 
Local Planning authority a ‘Heritage Management Strategy’ and ‘Heritage Management 
Plan’, shall be submitted to the Local Planning Authority for approval in writing. This shall 
include, but not be limited to the following: 

i) Details of the location and type of fencing to protect the archaeological 
exclusion zone during construction, including when it is to be erected, the 
duration of its retention and how it will be maintained/checked at appropriate 
intervals to ensure it remains effective; 

ii) A detailed strategy for the preservation in situ of the Little Weldon Roman Villa 
Scheduled Ancient Monument , including the treatment and planting of this 
area and its future maintenance and management; 

iii) Full details of measures to protect the Scheduled Ancient Monument ‘Little 
Weldon Roman Villa’ from the impact of construction; 

iv) Details of enhanced public access to the Little Weldon Roman Villa  site, 
including the position and treatment of any footpaths; 

v) Measures to enhance public knowledge, education and understanding of the 
Roman Villa (e.g. heritage trails/interpretation boards/information leaflets etc.); 
and 

vi) Thereafter the development shall only proceed (and subsequently be 
maintained/managed in perpetuity) in accordance with the agreed details.  
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Reason: To ensure significant archaeological remains are protected, in accordance with 
Policy 2 of the North Northamptonshire Core Spatial Strategy (adopted July 2016). 

Ecology 

29. Ecology Strategy 

a)   Within 12 months of the permission hereby granted, an update to the existing 
Combined Habitat, Open Space, Woodland and Ecological Management Plan 
agreed on 23rd October 2009 (reference NL08092/J10 and dated October 
2009) to include details of ecological enhancement shall be submitted to and 
approved in writing by the Local Planning Authority. The Management Plan 
will include a strategy which sets out the long term management, ownership, 
monitoring arrangements/responsibilities in respect of the following: 

i) formal Playing Fields; 

ii) informal Open Space; 

iii) children's Play Areas; 

iv) unadopted roads, footpaths and cycleways; 

v) hard and soft landscaping, and furniture, within the urban realm, including 
squares, service areas and vehicle parking areas; 

vi) existing and additional woodland; 

vii) hedgerows; 

viii) community gardens and orchards; 

ix) parkland, grassland, wildflower meadowland; and 

x) water bodies (including SUDS ponds), watercourses and species’ habitat. 

The development shall be implemented in accordance with the approved strategy. The 
Management Plan will be subject to review every five years throughout its operational period. 

b)   Unless otherwise agreed in writing by the Local Planning Authority any 
operation that involves the destruction and removal of vegetation or buildings 
(or part of a building) shall not be undertaken between 1 March and 31 July in 
any given year. 

c)   The development shall be undertaken in accordance with the Protected Species 
Management Plan; reference 14-0117.02 dated November 2015 and agreed on 
01/07/2016. No development shall take place except in accordance with the 
agreed details. 

Reason: In order to ensure adequate management and mitigation measures for the ecology 
of the site are implemented in accordance with the submitted Environmental Statement and 
in accordance with policy 4 of the North Northamptonshire Core Spatial Strategy (adopted 
July 2016). 

30. Buffer Zone 

A buffer zone to protect wildlife habitats between the proposed built development and the 
Western boundary of the Golf course shall be created concurrently with the adjacent phases 
of development in accordance with an update to the existing approved Wardell Armstrong 
document ‘Habitat Protection (Buffer Zone) Zone 2 (October 2007). The updated document 
shall be submitted to and approved by the Local Planning Authority prior to the 
commencement of any development within those phases and the buffer zone shall be 
implemented fully in accordance with the approved details. 

Reason: In order to ensure wildlife habitats are protected in accordance with the submitted 
Environmental Statement and in accordance with policy 4 of the North 
Northamptonshire Core Spatial Strategy (adopted July 2016).  
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LANDSCAPING 

31. Landscape Works  

Prior to the commencement of the relevant phase of the development as hereby approved a 
scheme for the landscape works and treatment of the surroundings of the relevant phase of 
the development shall be submitted to and agreed in writing by the Local Planning Authority. 
The scheme shall be implemented as approved unless minor amendments are otherwise 
agreed in writing by the Local Planning Authority. Such a scheme shall include: 

i. The position and spread of all existing trees, shrubs and hedges in compliance 
with BS 5837:2012; 

ii. New structural planting including species, plant sizes and planting densities;  

iii. Means of protection for existing trees, shrubs and hedges in compliance with 
BS 5837:2012;  

iv. Existing contours and any proposed alterations such as earth mounding;  

v. Areas of hard landscape works including paving and details, together with 
samples, of proposed materials; 

vi. Trees to be removed; and  

vii. Details of how the proposed landscaping scheme will contribute to wildlife 
habitat (ranging from ground cover to mature tree canopy). 

Reason: To ensure a satisfactory development that enhances the visual amenity of the 
locality, and in accordance with policies 3 and 8 of the North Northamptonshire Core 
Spatial Strategy (adopted July 2016). 

32. Landscaping Scheme 

No part of each relevant phase of the development as hereby permitted shall be first 
occupied until the approved landscaping scheme under Condition 32 has been completed 
or is being carried out in accordance with a programme submitted to and agreed in writing by 
the Local Planning Authority. For a period of not less than five years from the date of 
planting, the applicant or owners of the land shall maintain all planted material unless 
otherwise agreed in writing by the Local Planning Authority. This material shall be replaced if 
it dies, is removed or becomes seriously damaged or diseased. The replacement planting 
shall be completed in the next planting season in accordance with the approved landscaping 
scheme. 

Reason: To ensure a satisfactory appearance and setting for the proposed development and 
that it enhances the visual amenity of the area, in accordance with policies 3 and 8 of the 
North Northamptonshire Core Spatial Strategy (adopted July 2016). 

33. Retention of Ecological Interests 

Prior to the commencement of development on any phase details of proposals for the 
protection and retention of the ecological interests within and adjacent to that phase  
including: 

i. existing grassland areas; 
ii. existing habitats within the gully; 
iii. water courses, water bodies and wetland habitats; 
iv. existing hedgerows; 
v. woodland and shelter belts; and 
vi. wildlife corridors 

Shall be submitted to and approved by the Local Planning Authority. Details shall include the 
assessment and identification of habitat linkages within and beyond the development area in 
order to comply with the Green Infrastructure Strategy for Northamptonshire. The 
development shall not be undertaken other than in accordance with the approved details.   

Reason: To ensure that the existing ecological features are appropriately retained, protected 
and enhanced, in accordance with policy 4 of the North Northamptonshire Core Spatial 
Strategy (adopted July 2016). 
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SUSTAINABILITY 

34. Water Efficiency 

Applications for Reserved Matters shall demonstrate how the residential development will 
achieve 25% water efficiency from the baseline rate of 140 litres per person per day, 
and how industrial development will achieve a rate of usage to be submitted to and 
approved in writing by the Local Planning Authority. The development shall proceed in 
accordance with the details so approved. 

Reason: To ensure the adequate supply of water resources to the development and for 
the protection of the water environment, in accordance with policy 9 of the North 
Northamptonshire Core Spatial Strategy (adopted July 2016). 

35. Sustainability Appraisal 

Reserved Matters applications for the construction of commercial buildings shall be 
accompanied by a Sustainability Appraisal carried out by a qualified assessor. The details of 
this design stage assessment shall demonstrate that the relevant buildings shall be designed 
to such specification that at least a "Good" BREEAM rating (or the equivalent in any 
superseding framework) will be achieved. 

Reason: To provide an independent assessment of the standards of sustainable 
development to be achieved by the development, in accordance with policy 9 of the North 
Northamptonshire Core Spatial Strategy (adopted July 2016). 

36. Plan Numbers 

The development hereby permitted shall not be carried out other than in complete 
accordance with the approved plans and specifications as set out on plan numbers: 

 Revised Development Framework Plan ref: BBD036-005 Rev. T dated 
22/03/2017; 

 Priors Hall Park Zone 2 and 3 Urban Design Statement dated April 2016; 

 Design Levels Contour Plan – 3134(l)003 Rev. C – March 2016; and 

 Fig. 13.6 – Landform Sections Zone 2 and 3 Indicative Landform Section – 
submitted to Local Planning Authority on 22/04/2016. 

Reason:  To ensure a satisfactory standard of development and to safeguard the amenities 
of the surrounding area, in accordance with policy 8 of the North Northamptonshire 
Core Spatial Strategy (adopted July 2016). 

37. Development on third party land 

No development shall commence on any third party land (as defined in the S106 agreement 
associated with this permission) unless a deed of adherence has been entered into 
substantially in the form attached to the S106 agreement in respect of such land. 

Reason: To ensure the development is carried out in a comprehensive form.” 

INFORMATIVES 

1. The developer is advised that Scheduled Monument Consent is required for the 
works which will require the provision of appropriate and approved 
archaeological recording. Measures to protect the Scheduled Monument 
together with proposals for landscaping and interpretation would need to be 
approved by English Heritage. 

2. With reference to the requirement for highway works the developer is advised of 
the need to enter into a S278 Agreement with the Highway Authority. 

3. The details required by Condition 34 with regard to Water Conservation should 
be included within the Design Code referred to in Conditions 5 (a) and 5(b). 

4. There is an IP gas pipeline within the vicinity of the site and the applicant is 
advised to seek advice from The National Grid.  
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5. An environmental permit for flood risk activities should be applied for in order to 
undertake work: 

 In, under, over or near a main river (including where the river is in a 
culvert); 

 On or near a flood defence on a main river; 
 In the flood plain of a main river; and 
 On or near a sea defence 

6. You are advised that the planning application has been granted subject to a section 
106 agreement under the Town and Country Planning Act 1990 (as amended).The 
planning permission granted under reference of 15/00038/RVC does not grant 
consent for any unauthorised development undertaken on site. The breaches of 
planning control on the existing planning permission are capable of being enforced 
against. 

7. You are advised that prior to undertaking any mitigation works to A43 Weldon 
Junction within the area covered by the Scheduled Ancient Monument, further 
advice should be sought from Historic England as to whether such works would 
require formal application in advance for Scheduled Ancient Monument consent 
from the Secretary of State.  

REASONS FOR APPROVAL:  

This is a Section 73 application which seeks to vary condition 4 of the outline planning 
permission (13/00026/RVC) for the Priors Hall Park development site. 

In view of the above, 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 is in accordance with the Development Plan.  

This is a subsequent application for the purposes of the Environmental Impact Assessment 
Regulations 2011 (as amended). It is considered that given the controls via conditions and 
detailed and approved mitigation methods within the legal agreement which is to be tied to 
this application the scheme does not have an unacceptable harmful environmental impact.  

This Permission will enable a new Development Framework Plan revision T to be 
approved for Priors Hall which takes account of changing circumstances since the original 
Outline Planning Permission was granted in 2007. 

The above decision has been made having had regard to Policies 1, 2, 3, 4, 5, 6, 7, 8, 9, 
10, 11, 12, 15, 16, 19, 22, 23, 28, 29 and 30 of the North Northamptonshire Core Spatial 
Strategy (JCS) 

STATEMENT OF APPLICANT INVOLVEMENT 

In accordance with paragraphs 186 and 187 of the NPPF, the Council, in dealing with this 
application, has worked in a positive and proactive way with the Applicant and has focused 
on seeking solutions to the issues arising from the development proposal.  In this case, 
following the receipt of a revised Environment Statement and additional plans/clarification, 
the application was considered to be acceptable as submitted, and has been dealt with 
without delay. 

Officers to contact: 

 Sonia Bowen 

 Tel No: 01536 46099 

 Email: sonia.bowen@corby.gov.uk 

 

 

 

 


