AGENDA
Virtual Planning Committee
Wednesday 10 June 2020 at 7pm
Please note that this meeting will be held remotely.
The agenda will be circulated to members of the council in the normal way.
A live stream will be available for members of the public and press, the link to this will be placed
on the council website www.wellingborough.gov.uk on the day of the meeting.

1.

Apologies for absence.



2.

Declarations of interest (to be verbalised).



3.

Confirmation of the minutes of the meeting held on 18 March 2020.



4.





Applications for planning permission, listed building consent, building
regulation approval and appeal information.*

5.

Planning Application decision letters:
(a) Overstone Lakes Caravan Park, Caravan Park and Premises, Ecton
Lane, Sywell, Northampton;
(b) 34 Castle Street, Wellingborough;
(c) Land adjacent Railway and 136 Cornerfield Nursery, High Street,
Station Road, Irchester.




6.

Any other item that the chairman decides is urgent.

The reports on this agenda include summaries of representations that have been received in response to
consultation under the Planning Acts and in accordance with the provisions in the Town and Country Planning
(Development Management Procedure) Order 2015. Full transcripts and copies of the disclosable representations
can be obtained at www.wellingborough.gov.uk/viewplanningapplications

Liz Elliott
Managing Director
Date issued: 2 June 2020

Swanspool House, Doddington Road, Wellingborough, Northamptonshire NN8 1BP
Tel: 01933 229 777
www.wellingborough.gov.uk

Further information:
If you have any questions regarding this agenda, please contact Fiona Hubbard, Democratic
Services Officer, on 01933 231 519 or FHubbard@wellingborough.gov.uk
Requests to address the virtual planning committee meeting:
Please note this will be a virtual meeting taking into account the regulations contained in the
Local Authorities (Coronavirus) (Flexibility of Local Authority Meetings) (England)
Regulations 2020, which came into force on 4 April 2020. This applies to all meetings held
before 7 May 2021.
If you wish to speak at this virtual planning committee, you may only do so in relation to an item
on the agenda, you must register your request by 5pm on the day before the virtual meeting
and you have 3 minutes to speak.
We will also ask that you provide us with a copy of what you wish to say, again by 5pm on the
day before the virtual meeting. If there are any IT issues on the night and you are unable to
virtually attend the meeting, the chairman will read what you wish to say.
To register to speak and submit your written submission, please email:
FHubbard@wellingborough.gov.uk
Please note the council is using the Microsoft Teams platform to deliver this meeting. Once you
are registered to speak you will be provided with details of how you can participate in the
meeting.
Enclosed

Membership of the committee:
Councillor Bell (Chairman), Councillor Morrall (Vice Chairman), Councillors Aslam,
Graves, Griffiths, G Lawman, Maguire, Scarborough, Skittrall, Stevenson and
Ward (11).
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DECLARATIONS OF INTEREST UNDER THE CODE OF CONDUCT
When the Chairman calls for declarations of interest in matters to be considered at the meeting you
must declare orally:
 any relevant ‘Registrable Interest’ that is not in the register of interests,
 any relevant ‘Other Interest’.
Registrable interests in the register of interests do not need to be declared orally to the
meeting.
Members are reminded that if they have a registrable Interest that is a disclosable pecuniary interest in
any matter to be considered at the meeting they cannot participate, or participate further, in any
discussion of the matter at the meeting; or participate in any vote, or further vote, taken on the matter at
the meeting unless they have first obtained a dispensation from the Monitoring Officer in advance of the
meeting.
An extract from the Code of Conduct relating to declarations of interest is printed on the reverse of this
form.
Please write down your interests in the table below. If you have no registrable interests to
declare, please state ‘none’ on the form. You are still required to declare your interest orally at
the meeting.
Councillor name:
Committee/date/ Title
minute number

Type of interest Reason for interest
(please tick)

 Registerable
 DPI
 Other
 Registerable
 DPI
 Other
 Registerable
 DPI
 Other
 Registerable
 DPI
 Other
 Registerable
 DPI
 Other
 Registerable
 DPI
 Other
Please place this completed declaration form in the basket (on the table next to the exit) at
the end of the meeting to ensure your declaration is recorded accurately.
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Extract (modified) from the Code of Conduct 2012
Part 2 – Interests
4
4.1

4.2
4.3

4.4
5
5.1

5.2
5.3

5.4

5.5

6
6.1

6.2
6.3

Registerable Interests
You must within 28 days of this Code being adopted by or applied to the authority; or your election or appointment to office (where that is
later), notify the Monitoring Officer in writing of the details of your interests within the following categories, for inclusion in the authority’s register
of interests:
4.1.1
any disclosable pecuniary interests you are required to disclose. You have a disclosable pecuniary interest if it is of a description
specified in regulations made by the Secretary of State (see Appendix A) and either:
(a) it is an interest of yours, or
(b) it is an interest of:
(i)
your spouse or civil partner;
(ii)
a person with whom you are living as husband and wife, or
(iii) a person with whom you are living as if you were civil partners
and you are aware that that other person has the interest.
4.1.2
details of any body of which you are a member or in a position of general control or management and to which you are appointed or
nominated by your authority
4.1.3
details of any body exercising functions of a public nature, any body directed to charitable purposes or any body one of whose
principal purposes includes the influence of public opinion or policy (including any political party or trade union), of which you are:
(a) a member, or
(b) in a position of general control or management;
You are expected to ensure that your register of interests is kept up to date and notify the Monitoring Officer in writing within 28 days of becoming
aware of any change in respect of your disclosable pecuniary interests and other registerable interests.
You may inform the Monitoring Officer if you consider that disclosure of the details of the interest could lead to you, or a person connected with
you, being subject to violence or intimidation. If the Monitoring Officer agrees with your view, the interest is treated as a “sensitive interest” for
the purposes of the Code
If a sensitive interest is entered in the authority’s register, copies of the register that are made available for inspection, and any published version
of the register, will not include details of the interest (but may state you have an interest the details of which are withheld).
Disclosure of Interests and Participation at Meetings
If you attend a meeting and
5.1.1
have and are or become aware, or should reasonably be aware, that you have an interest of the type described in paragraph 4.1 above
in any matter to be considered, or being considered, at that meeting, and
5.1.2
the interest is not entered in the authority’s register of members’ interests,
you should (and must if the interest is a disclosable pecuniary interest) disclose to the meeting the fact that you have an interest in that matter
and the nature of that interest, at or before the consideration of the item of business or as soon as the interest becomes apparent.
Where your interest is a “sensitive interest” for the purposes of the Code, you need not disclose the details of the sensitive interest to the
meeting, but merely the fact that you have an interest in the matter concerned.
If you have and are aware or become aware, or should reasonably be aware, that you have
5.3.1
a disclosable pecuniary interest in any matter to be considered, or being considered, at a meeting, or
5.3.2
any other registerable interest in any matter to be considered, or being considered, at a meeting, and
(a) the matter to be considered, or being considered, at that meeting:
(i) affects your financial position or the financial position of a person or body through whom the interest arises ;or
(ii) relates to the determining of any approval, consent, licence, permission or registration in relation to you or any person through
whom the interest arises, and
(b) the interest is one which a member of the public with knowledge of the relevant facts would reasonably regard as so
significant that it is likely to prejudice your judgment of the public interest1,
you should not, and must not if the interest is a disclosable pecuniary interest,:
5.3.3
participate, or participate further, in any discussion of the matter at the meeting other than to the extent permitted by the authority’s
2
Procedure Rules in respect of registerable interests other than disclosable pecuniary interests ; or
5.3.4
participate in any vote, or further vote, taken on the matter at the meeting
unless you have first obtained a dispensation from the Monitoring Officer in advance of the meeting.
In addition, i f the authority’s Procedure Rules require you to leave the room where the meeting is held while any discussion or voting on the
matter takes place, you must do so.
“Meeting” means any meeting organised by or on behalf of the authority, including:
5.4.1
any meeting of the authority, or a committee or sub-committee of the authority (including joint committees and joint sub-committees)
5.4.2
meetings of working parties
5.4.3
any briefing by officers (e.g. to political groups or lead advisers); and
5.4.4
any site visit to do with business of the authority
If you seek to discuss with an officer a matter that, if it were to be considered at a meeting of the authority, you would not be able to participate in
the discussion of, or voting on, by virtue of the matter relating to a registerable interest of yours, you are expected to inform the officer of that
interest in advance of any discussion and accept that the officer has discretion as to whether or not to discuss the matter with you; save that he
or she cannot treat you less favourably than he or she would treat a member of the public wishing to discuss a matter of the same type.
Other Interests
In addition to the requirements of Paragraph 5, where you have an interest described in paragraph 6.3 below in any business of the authority,
and
6.1.1
where you are aware or ought reasonably to be aware of the existence of that interest, and
6.1.2
you attend a meeting of the authority at which the business is considered,
you are expected to disclose to that meeting the existence and nature of that interest at the commencement of that consideration, or
when the interest becomes apparent.
Where your interest is a “sensitive interest” for the purposes of this Code, you need not disclose the details of the sensitive interest to the
meeting, but merely the fact that you have an interest in the matter concerned.
You have an interest for the purposes of paragraph 6.1 of this Code where:
6.3.1
a decision in relation to that matter might reasonably be regarded as affecting the well-being or financial standing of you or a member of
your family or a person or body with whom you have a close association to a greater extent than it would affect the majority of the
Council Tax payers, ratepayers or inhabitants of the ward or electoral area for which you have been elected or otherwise of the
authority’s administrative area, or

1 A registerable interest that satisfies the tests in paragraphs 5.3.2 (a) and (b) shall be known as a prejudicial interest for the purpose of declarations of interest at a meeting.
2 These rules are to the effect that if the matter is one on which an ordinary member of the public would be allowed to address the meeting you are provided with the same
opportunity. If an ordinary member of the public is not allowed to speak on the matter, you cannot do so.
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6.3.2 it relates to or is likely to affect any of the interests listed in the Table in the Appendix A to this Code, but in respect of a member of your family
(other than a “relevant person”) or a person with whom you have a close association and you are aware that that other person has the interest
and that interest is not a disclosable pecuniary interest or any interest you should register in accordance with paragraph 4 of this Code.
6.4
If the matter to be considered, or being considered, at that meeting:
6.4.1
affects your financial position or the financial position of a person or body through whom the interest arises ;or
6.4.2
relates to the determining of any approval, consent, licence, permission or registration in relation to you or any person through whom the
interest arises, and
6.4.3
the interest is one which a member of the public with knowledge of the relevant facts would reasonably regard as so significant
3
that it is likely to prejudice your judgment of the public interest ,
you should not:
6.4.4
participate, or participate further, in any discussion of the matter at the meeting other than to the extent permitted by the authority’s
4
Procedure Rules for such interests ; or
6.4.5
participate in any vote, or further vote, taken on the matter at the meeting
unless you have first obtained a dispensation from the Monitoring Officer in advance of the meeting.
In addition, i f the authority’s Procedure Rules require you to leave the room where the meeting is held while any discussion or voting on the
matter takes place, you must do so.
6.5
If you seek to discuss with an officer a matter that, if it were to be considered at a meeting of the authority, you would not be able to participate in
the discussion of, or voting on, by virtue of the matter relating to an interest of yours of the type described in paragraph 6.3, you are expected to
inform the officer of that interest in advance of any discussion and accept that the officer has discretion as to whether or not to discuss the matter
with you; save that he or she cannot treat you less favourably than he or she would treat a member of the public wishing to discuss a matter of
the same type.
------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------

Appendix A
Disclosable Pecuniary Interests
The duties to register, disclose and not to participate in respect of any matter in which a member has a Disclosable Pecuniary Interest (DPI) are set out
in Chapter 7 of the Localism Act 2011. Breaches of the rules relating to DPIs may lead to criminal sanctions being imposed.
Chapter 7 of the Localism Act 2011 provides that a pecuniary interest is a “disclosable pecuniary interest” in relation to a member (M), if it is of a
description specified in regulations made by the Secretary of State and either:
(a) it is an interest of M’s, or
(b) it is an interest of:
(i) M’s spouse or civil partner,
(ii) a person with whom M is living as husband and wife, or
(iii) a person with whom M is living as if they were civil partners,
and M is aware that that other person has the interest.
DPIs are defined in The Relevant Authorities (Disclosable Pecuniary Interests) Regulations 2012 (SI No. 1464) as follows:
Interest
Prescribed description
Employment, office, trade Any employment, office, trade, profession or vocation carried on for profit or gain.
profession or vocation
Sponsorship
Any payment or provision of any other financial benefit (other than from the relevant authority) made or provided within
the relevant period in respect of any expenses incurred by M in carrying out duties as a member, or towards the
election expenses of M.
This includes any payment or financial benefit from a trade union within the meaning of the Trade Union and Labour
Relations (Consolidation) Act 1992).
Contracts
Any contract which is made between the relevant person (or a body in which the relevant person has a beneficial
interest) and the relevant authority—
(a) under which goods or services are to be provided or works are to be executed; and
(b) which has not been fully discharged.
Land
Any beneficial interest in land which is within the area of the relevant authority.
Licences
Any licence (alone or jointly with others) to occupy land in the area of the relevant authority for a month or longer.
Corporate tenancies
Any tenancy where (to M’s knowledge)—
(a) the landlord is the relevant authority; and
(b) the tenant is a body in which the relevant person has a beneficial interest.
Securities
Any beneficial interest in securities of a body where—
(a) that body (to M’s knowledge) has a place of business or land in the area of the relevant authority; and
(b) either—
(i) the total nominal value of the securities exceeds £25,000 or one hundredth of the total issued share capital of that
body; or
(ii) if the share capital of that body is of more than one class, the total nominal value of the shares of any one class in
which the relevant person has a beneficial interest exceeds one hundredth of the total issued share capital of that
class.
For this purpose:
“the Act” means the Localism Act 2011;
“body in which the relevant person has a beneficial interest” means a firm in which the relevant person is a partner or a body corporate of which the relevant
person is a director, or in the securities of which the relevant person has a beneficial interest;
“director” includes a member of the committee of management of an industrial and provident society;
“land” excludes an easement, servitude, interest or right in or over land which does not carry with it a right for the relevant person (alone or jointly with
another) to occupy the land or to receive income;
“M” means a member of a relevant authority;
“member” includes a co-opted member;
“relevant authority” means the authority of which M is a member;
“relevant period” means the period of 12 months ending with the day on which M gives a notification for the purposes of section 30(1) or 31(7), as the case
may be, of the Act;
“relevant person” means M or M’s spouse or civil partner, a person with whom M is living as husband and wife, or a person with whom M is living as if they
were civil partners;
“securities” means shares, debentures, debenture stock, loan stock, bonds, units of a collective investment scheme within the meaning of the Financial
Services and Markets Act 2000 and other securities of any description, other than money deposited with a building society.

3 An other interest that satisfies the tests in paragraphs 6.4.1 to 6.4.3 shall also be known as a prejudicial interest for the purpose of declarations of interest at a meeting.
4 These rules are to the effect that if the matter is one on which an ordinary member of the public would be allowed to address the meeting you are provided with the same
opportunity. If an ordinary member of the public is not allowed to speak on the matter, you cannot do so.
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DECLARING INTERESTS FLOWCHART – QUESTIONS TO ASK YOURSELF
What matters are being discussed at the meeting?

Do any relate to my interests?
A

Does the matter affect my registerable interests?

OR
B

Does it:



affect the well-being or financial standing of me or a member of my
family or a person or body with whom I have a close association to a
greater extent than it would affect the majority of the Council Tax payers,
ratepayers or inhabitants of the ward for which I have been elected, or



relate to or is likely to affect any of the interests listed in the Table in
Appendix A of the Code, but in respect of a member of my family (other
than a “relevant person”) or a person or body with whom I have a close
association

AND that interest is not a registerable interest?

You cannot
participate in the
meeting and vote
unless you have a
dispensation.
Also, withdraw from
the meeting by leaving
the room.

Is the interest on
the register of
interests?

Disclose the
existence and
nature of your
interest.

NO

YES
You can
participate in
the meeting
and vote.

Is it a disclosable
pecuniary interest?

YES

In the interests of
transparency tell the
Chairman your reason

NO

Does the matter:

You should not
participate in the
meeting and vote,
unless you have a
dispensation.
Also, withdraw from the
meeting by leaving the
room.
In the interests of
transparency tell the
Chairman your reason
for withdrawing

YES



affect my financial position or the
financial position of a person or body
through whom the interest arises; or



relate to the determining of any approval,
consent, licence, permission or
registration in relation to me or any
person through whom the interest arises,

AND
Is the interest one which a member of the
public with knowledge of the relevant facts
would reasonably regard as so significant
that it is likely to prejudice my judgment of
the public interest?
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Council Chamber, Swanspool House
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85

2
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Former H M Prison Millers Park Wellingborough

132
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Land between and rear 30 to 50 Doddington Road
Wollaston

161

WP/20/00068/FUL

Land rear of 117 Doddington Road Earls Barton
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BOROUGH COUNCIL OF WELLINGBOROUGH
Planning Committee

10 June 2020

Report of the Principal Planning Manager
Extension of time (if applicable): 12 June 2020
Case Officer Debbie Kirk

WP/17/00525/REM

Date received

Date valid

Overall Expiry

Ward

16 August 2017

24 August 2017

23 November 2017 Redwell

Applicant Mr Stuart Pearson
Agent

Mrs Alison Cook

Location Site R4B W North Niort Way Wellingborough Northamptonshire
Proposal Reserved matters application pursuant to conditions 4 (a) (the layout,
scale, appearance, access and landscaping); 4 (b) vehicle, cycle and
foot access routes and parking; 4 (c) hard and soft landscaping
including boundary treatments and details of street furniture and
lighting; 4 (A) (c) waste management facilities strategy and waste audit,
including arrangements for the provision of waste collection
receptacles; 6 (accordance with the planning application development
framework plan); 31 (nationally described space standards) and 32
(national accessibility standards) of planning application
WP/16/00271/VAR for 40 dwellings - amended description and plans +
design code compliance and access statement

PLANNING HISTORY
WP/14/00480/REM Approved with conditions
19.11.2014
Reserved Matters Application pursuant to Conditions 1, 4, 4A, 17,
18, 20, 29 and 11: Details of Phase 1a open space and
landscaping and primary infrastructure, including junctions with
Niort Way. The outline planning application was an EIA
application, and an ES was submitted to BCW at that time.
Approved with conditions
WP/14/00586/VAR
19.11.2014
Variation of conditions 1, 2, 2a and removal of conditions 34, 35
and 36 of Application Reference Number: WP/2012/0525/XEIA.
The reason we are applying for the removal and amendment of
these conditions is we find that the conditions, as they stand, are
potentially prohibitive to the delivery of this site. Those to be
removed are duplicated. Please refer to covering letter for
justification. AMENDED DESCRIPTION (Replace Condition 37
with 34).
Planning Committee
10 June 2020
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WP/17/00525/REM Site R4B W North Niort Way Wellingborough

WP/15/00001/CND

WP/15/00020/CND

WP/15/00061/CND

WP/15/00283/CND

WP/15/00295/CND

WP/15/00378/VAR

WP/15/00544/CND

WP/16/00155/AMD

WP/16/00237/CND

WP/16/00271/VAR

Planning Committee
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Fully discharged
21.04.2015
Details submitted pursuant to conditions 9 (affected rights of way
protected/diverted), 12 (landscape management plan), 25 (LZC
Feasibility study) and 32 (walking and cycling audit) of planning
permission ref: WP/2012/0525/XEIA
Fully discharged
10.02.2015
Details submitted pursuant to Condition 1 (details of soft
landscaping (including a schedule of tree planting and specimen))
of planning permission ref: WP/14/00480/REM
Fully discharged
03.06.2015
Details submitted pursuant to conditions 10 (details structural
landscape scheme), 19 (details of foul drainage) and 28 (detailed
development phasing plan for all highway and access works) for
Phase 1A of planning permission ref: WP/2012/0525/XEIA
Fully discharged
29.06.2015
Details submitted pursuant to condition 16 (lighting strategy) for
parts of phase 1 infrastructure and open space planning
permission ref: WP/14/00480/REM and Phase 1A residential
areas of planning permission ref: WP/2012/0525/XEIA
Fully discharged
20.05.2015
Details submitted pursuant to condition 13 (programme of
archaeological work) for phase 1A of planning permission ref:
WP/2012/0525/XEIA
Approved
21.07.2015
Application for the proposed removal of Condition 22 of the
outline planning permission WP/2012/0525/XEIA
Fully discharged
22.10.2015
Details submitted pursuant to condition 15 (Phase 1A,
infrastructure and open space) of planning permission ref:
WP/2012/0525/XEIA).
Approved with conditions
31.03.2016
Non-material amendment to planning permission ref:
WP/2012/0525/XEIA as the routing of the foul drainage impacts
on G11 and G62 as referenced in the Tree Protection Plans and
therefore these trees are required to be removed prior to
commencing the construction of the foul drainage
Part discharged
11.07.2016
Details submitted pursuant to conditions 11 (existing landscape
features), 17 (detailed suitable modelling of watercourse), 18
(stage 2 flood risk assessment), 20 (disposal of surface water)
and 29 (highway and access works) of planning permission ref:
WP/2012/0525/XEIA
Approved with conditions
15.03.2018
S73 application to vary conditions 1-20, 24-30, 32-33 and 37 of
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WP/16/00458/AMD

WP/17/00525/REM

WP/18/00188/REM

WP/18/00225/CND

WP/18/00231/CND

WP/18/00442/CND

Planning Committee
10 June 2020

application reference number: WP/2012/0525/XEIA
Determination pending.
Application for a non-material amendment to planning permission
ref: WP/14/0480/REM to update the road surfacing details for the
Phase 1 (part) highways infrastructure. The highway surfacing
has been amended from block paving to a finish of bitumen with
coloured chippings in the aggregate.
Determination pending.
Reserved matters application pursuant to conditions 4 (a) (the
layout, scale, appearance, access and landscaping); 4 (b) vehicle,
cycle and foot access routes and parking; 4 (c) hard and soft
landscaping including boundary treatments and details of street
furniture and lighting; 4 (A) (c) waste management facilities
strategy and waste audit, including arrangements for the provision
of waste collection receptacles; 6 (accordance with the planning
application development framework plan); 31 (nationally
described space standards) and 32 (national accessibility
standards) of planning application WP/16/00271/VAR for 40
dwellings - amended description and plans + design code
compliance and access statement
Approved with conditions
19.12.2019
Reserved matters application pursuant to WP/16/00271/VAR,
specifically conditions 4 (a) (the layout, scale, appearance,
access and landscaping); 4 (b) vehicle, cycle and foot access
routes and parking; 4 (A) (a) layout, design and specification of
drainage infrastructure; 6 (accordance with the planning
application development framework plan); 10 (structural
landscape scheme); 12 (Landscape Maintenance Plan); 19 (foul
water drainage); 20 (surface water drainage); 27 (highway and
access works), to determine access and landscaping for the area
known as Phase 1b infrastructure and open space at Glenvale
Park (Wellingborough North) - Additional information and
amended plans (Part retrospective)
Application withdrawn by authority;
06.04.2018
Details submitted pursuant to condition 29 (highway and access
works) of planning permission ref: WP/2012/0525/XEIA SUBMITTED VIA PORTAL - SEE WP/18/00231/CND
Refused
04.06.2018
Details submitted pursuant to condition 29 (highway and access
works) of planning permission ref: WP/2012/0525/XEIA
Part discharged
06.06.2019
Details submitted pursuant to conditions 5a (phasing programme),
9 (public rights of way), 11 (existing landscape features), 13
(archaeology), 15 (construction management plan), 16 (lighting
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WP/18/00608/CND

WP/19/00112/CND

WP/19/00304/ADV

WP/19/00757/CND

WP/20/00100/REM

WP/2012/0458
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strategy) 17 (Harrowden brook remodelling), 18 (Stage 2 Flood
risk assessment), 24 (Low/zero carbon feasibility study) and 30
(walking and cycling audit) of planning permission ref:
WP/16/00271/VAR - (part discharge of conditions 5a, 11, 13, 15,
16, 17 and 18)
Part discharged
12.10.2018
Details submitted pursuant to condition 29 (highway and access
works) relating to phase 1B of planning permission ref:
WP/2012/0525/XEIA
Part discharged
12.06.2019
Details submitted pursuant to condition 5 (design code - partial
discharge in so far as it relates to Phase 1) of planning permission
ref: WP/16/00271/VAR
Approved with conditions
10.07.2019
1 no. non-illuminated flat board sign and 1 no. non-illuminated V
board sign on land fronting Niort Way
Determination pending.
Details submitted pursuant to condition 27 (partial discharge)
(detailed development phasing plan for all highway and access
works - Phase 1) of planning permission ref: WP/16/00271/VAR
Determination pending.
Reserved matters application pursuant to WP/16/00271/VAR,
specifically conditions 4 (a) (the layout, scale, appearance); 4 (b)
vehicle, cycle and foot access routes and parking; 4 (c) hard and
soft landscaping including boundary treatments ;4 (d) layout and
design of public open space; 4A (a) layout, design and
specification of drainage infrastructure; 4A (c) waste management
facilities strategy and waste audit, including arrangements for the
provision of waste collection receptacles; 6 (accordance with the
planning application development framework plan); 10 (structural
landscape scheme); 19 (foul water drainage); 20 (surface water
drainage); 23 (sustainability statement/assessment), for proposed
local centre, comprising 968m2 of Use Class A1 (food retail and
commercial units), 162m2 of Use Class A3 (food and drink unit), 5
no. apartments of Use Class C3, and 538m2 of Use Class D2
(gym) with associated parking, landscape works, at Glenvale Park
(Wellingborough North).
Approved
19.12.2012
Details of Design Codes pursuant to conditions 5 and 6 of the
Secretary of State's decision dated 23/02/2010 (Council Ref:
WP/2008/0150/OEIA) to grant outline permission for up to 3000
dwellings, retail and commercial facilities, non-residential and
educational institutions, open spaces and parklands, employment
and related infrastructure - amended document.
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WP/2012/0525

BW/1986/0060
WP/2008/0150

WP/2007/0750

WP/2006/0763
WP/1995/0466
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Approved with conditions
14.01.2013
Application for a new outline planning permission to replace an
extant outline planning permission, in order to extend the time
limit for implementation for Ref: WP/2008/0150/OEIA for up to
3000 dwellings, retail and commercial facilities, non-residential
institutions (including primary schools and nurseries) a
neighbourhood centre (comprising transport interchange, noninstitutional and community facilities), open spaces and parkland,
associated facilities and infrastructure (comprising utilities gas,
electricity and water, sewerage and telecommunications and
diversion to existing utilities where necessary) and a reserve
corridor for the Isham-Wellingborough improvement (IWIMP).
Approved
03.04.1986
Impounding reservoir and stream improvement
Approved with conditions
23.02.2010
Outline proposal for: 3000 dwellings, retail and commercial
facilities, non-residential institutions (including primary schools
and nurseries) a neighbourhood centre (comprising transport
interchange, non-institutional and community facilities), open
spaces and parkland, associated facilities and infrastructure
(comprising utilities gas, electricity and water, sewerage and
telecommunications, and diversion to existing utilities where
necessary) and a reserve corridor for the Isham-Wellingborough
improvement. In accordance with the provisions in the Town and
Country Planning (Environmental Impact Assessment) (England
and Wales) Regulations 1999, an environmental impact
assessment has been submitted with the application This is an
identical application/proposal to planning application
WP/2007/0750/OEIA - Allowed on appeal APPAC 23 February
2010
Refused
04.02.2009
Outline proposal for: 3000 dwellings, retail and commercial
facilities, non-residential institutions (including primary schools
and nurseries) a neighbourhood centre (comprising transport
interchange, non-institutional and community facilities), open
spaces and parkland, associated facilities and infrastructure
(comprising utilities gas, electricity and water, sewerage and
telecommunications, and diversion to existing utilities where
necessary) and a reserve corridor for the Isham-Wellingborough
improvement. In accordance with the provisions in the Town and
Country Planning (Environmental Impact Assessment) (England
and Wales) Regulations 1999, an environmental impact
assessment has been submitted with the application.
Agreed
16.02.2007
Hedgerow removal.
Application withdrawn/undetermined
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WP/1996/0355

WP/1996/0492

WP/1996/0235

Residential development including access roads, footpaths and
access ways, community facilities, landscaping and open space
and balancing pond.
Non determination
Residential, community facilities, primary school, public open
space, associated landscaping and infrastructure.
Non determination
Residential and ancillary development, public open space and
ancillary business, social and community development. (Appeal
withdrawn)
Application withdrawn/undetermined
Residential community facilities, primary school, public open
space, associated landscaping and infrastructure. (Appeal
Withdrawn)

THE SITE AND SURROUNDINGS
Parcel R4b is located on the northern side of Niort Way (A509) and has been set aside
for residential development as part of a wider sustainable urban extension to the north
of Wellingborough known as Glenvale Park. The application site was formerly part of an
agricultural field.
The main spine roads and strategic sustainable drainage and associated strategic
areas of public open space to serve phases 1 and 1A of the urban extension are
currently being constructed. The application site lies to the east of the eastern new
spine road identified as Park Drive shown on figure 10 'indicative internal route
typologies', page 16 of the design code). The application site lies to the north of the
proposed local centre (reference WP/20/00100/REM) and to the south and east of the
approved (reference WP/17/00377/REM) 66 bedroom care home. The parcel would be
accessed off the eastern spine road served off Niort Way.
Parcel R4b is constrained along the western boundary partially by a spine road and
partially by the approved parking area/garden serving a 66 bedroom residential care
home. Part of the northern and the eastern boundaries are constrained by areas of
public open space which contains a number of sustainable urban drainage basins. Part
of the northern boundary is constrained by an approved 66 bedroom care home. The
southern boundary is constrained by a local centre serving phase 1 of Glenvale Park.
BACKGROUND
The application site is part of a wider development for a sustainable urban extension
known as Glenvale Park, which includes up to 3000 dwellings, retail and commercial,
non-residential institutions (nurseries and primary schools) and a neighbourhood centre
(comprising a transport interchange, non-institutional and community facilities).
The original outline planning permission reference WP/2008/0150/OEIA was allowed on
appeal and granted outline planning permission in February 2010. That application was
renewed by outline planning permission reference WP/2012/0525/XEIA. Reserved
matters consent reference WP/14/00480/REM was granted pursuant to conditions 1, 4,
4a, 11, 17, 18, 20 and 29 of outline planning permission WP/2012/0525/XEIA including
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details of phase 1a open space and landscaping and primary infrastructure, including
junctions with Niort Way.
An application reference WP/16/00271/VAR made under section 73 for the variation of
conditions 1-20, 24-30, 32-33 and 37 pursuant to the renewed outline planning
permission WP/2012/0525/XEIA was granted permission on 15 March 2018 following
the completion of a S106 legal agreement. This permission includes a revised
framework plan containing a land swap between the local centre and a housing parcel
and the addition of a care home. The revised framework plan for Glenvale Park
relocates the local centre which includes a public house adjacent to Niort Way.
An application reference WP/19/00112/CND for approval of details reserved by
condition 5 (a revised phase 1 design code for Glenvale Park) pursuant to the variation
of planning permission reference WP/16/00271/VAR was granted a partial discharge of
consent on 12 June 2019. To fully comply with this condition all future applications for
reserved matters consent in phase 1 need to be in accordance with the approved
design code in addition design codes for phases 2 and 3 will need to be submitted and
approved and all future applications for reserved matters consent in phases 2 and 3 will
need to be in accordance with the approved design codes.
Reserved matters consent reference WP/16/00681/REM was granted on 18 July 2019
pursuant to conditions 4 (a) the layout, scale, appearance, access and landscaping 4
(b) vehicle, cycle and foot access routes and parking; 4 (c) hard and soft landscaping
including boundary treatments for a proposed public house/restaurant with an ancillary
first floor flat pursuant to variation to planning permission reference WP/16/00271/VAR.
Reserved matters consent reference number WP/19/00137/REM was granted on 22
August 2019 pursuant to conditions 4 (a) (the layout, scale, appearance, access and
landscaping); 4 (b) vehicle, cycle and foot access routes and parking;
4 (c) hard and soft landscaping including boundary treatments and details of street
furniture and lighting; 4 (A) (a) layout, design and specification of drainage
infrastructure; 4 (a) (b) detailed survey of existing ground levels, details of any proposed
alterations to existing ground levels, the final ground level of the development and the
finished floor levels of the buildings; 4 (A) (c) waste management facilities strategy and
waste audit, including arrangements for the provision of waste collection receptacles; 6
(accordance with the planning application development framework plan); 12 (landscape
maintenance plan); 19 (foul water); 20 (surface water), 23 (sustainability
statement/assessment); 31 (nationally described space standards) and 32 (national
accessibility standards) of variation to planning permission reference
WP/16/00271/VAR for 199 dwellings.
Reserved matters consent reference number WP/17/00377/REM was granted on 19
September 2019 pursuant to conditions 4 (a) (the layout, scale, appearance, access
and landscaping); 4 (b) vehicle, cycle and foot access routes and parking;
4 (c) hard and soft landscaping including boundary treatments; 4 (A) (a) layout, design
and specification of drainage infrastructure; 4 (a) (b) detailed survey of existing ground
levels, details of any proposed alterations to existing ground levels , the final ground
level of the development and the finished floor levels of the buildings;
4 (A) (c) waste management facilities strategy and waste audit, including arrangements
for the provision of waste collection receptacles; 20 (scheme for disposal of surface
water) of variation to planning permission reference WP/16/00271/VAR for a 66
bedroom care home for older persons.
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Reserved matters consent reference WP/19/00630/REM was granted on 9 December
2019 pursuant to conditions 4 (a) (the layout, scale, appearance, access and
landscaping); 6 (accordance with the planning application development framework plan)
to variation to planning permission reference WP/16/00271/VAR for 3 no. proposed
substations within phase 1a+b at Glenvale Park (Wellingborough North).
Reserved matters consent reference WP/18/00188/REM was granted on 19 December
2019 pursuant to WP/16/00271/VAR, specifically conditions 4 (a) (the layout, scale,
appearance, access and landscaping); 4 (b) vehicle, cycle and foot access routes and
parking; 4 (A) (a) layout, design and specification of drainage infrastructure; 6
(accordance with the planning application development framework plan); 10 (structural
landscape scheme); 12 (Landscape Maintenance Plan); 19 (foul water drainage); 20
(surface water drainage); 27 (highway and access works), to determine access and
landscaping for the area known as Phase 1b infrastructure and open space at Glenvale
Park (Wellingborough North) - Additional information and amended plans (Part
retrospective) pursuant to WP/16/00271/VAR, specifically conditions 4 (a) (the layout,
scale, appearance, access and landscaping); 4 (b) vehicle, cycle and foot access
routes and parking; 4 (A) (a) layout, design and specification of drainage infrastructure;
6 (accordance with the planning application development framework plan); 10
(structural landscape scheme); 12 (Landscape Maintenance Plan); 19 (foul water
drainage); 20 (surface water drainage); 27 (highway and access works), to determine
access and landscaping for the area known as Phase 1b infrastructure and open space
at Glenvale Park (Wellingborough North) - Additional information and amended plans
(part retrospective).
Reserved matters consent reference WP/19/00706/REM was granted on 19 February
2020 pursuant to WP/16/00271/VAR, specifically conditions 4 (a) (the layout, scale,
appearance, access and landscaping); 4 (b) vehicle, cycle and foot access routes and
parking; 4 (A) (a) layout, design and specification of drainage infrastructure; 6
(accordance with the planning application development framework plan); 10 (structural
landscape scheme); 11 (existing landscape features); 12 (Landscape Maintenance
Plan); 15 (Construction Management Plan); 16 (Lighting Strategy); 19 (foul water
drainage); 20 (surface water drainage); 27 (highway and access works), to determine
access and landscaping for the area known as Phase 1c infrastructure and open space
at Glenvale Park serving parcels R8a and R8b.
Reserved matters consent reference WP/19/00758/REM was granted on 18 March
2020 pursuant to WP/16/00271/VAR, specifically conditions 4 (a) (the layout, scale,
appearance, access and landscaping); 4 (b) vehicle, cycle and foot access routes and
parking; 4 (A) (a) layout, design and specification of drainage infrastructure; 6
(accordance with the planning application development framework plan); 10 (structural
landscape scheme); 11 (existing landscape features); 12 (Landscape Maintenance
Plan); 15 (Construction Management Plan); 16 (Lighting Strategy); 19 (foul water
drainage); 20 (surface water drainage); 27 (highway and access works), to determine
access and landscaping for the area known as RMA 2 infrastructure and open space at
Glenvale Park serving parcels R7 and R9.
A reserved matter application reference WP/20/00099/REM pursuant to
WP/16/00271/VAR, specifically conditions 4 (a) (the layout, scale, appearance, access
and landscaping); 4 (b) vehicle, cycle and foot access routes and parking; 4 (c) hard
and soft landscaping including boundary treatments and details of street furniture and
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lighting; 4 (d) layout and design of public open space; 4A (a) layout, design and
specification of drainage infrastructure; 4A (c) waste management facilities strategy and
waste audit, including arrangements for the provision of waste collection receptacles; 6
(accordance with the planning application development framework plan); 10 (structural
landscape scheme); 19 (foul water drainage); 20 (surface water drainage); 23
(sustainability statement/assessment), for proposed primary school, community centre,
nursery and local children's play area (separate to the play provided as part of the
primary school), comprising vehicular parking, hard and soft landscaping, and areas of
hard and soft play, at Glenvale Park (Wellingborough North), is pending determination
by the planning committee at the meeting being held on 10 June 2020.
A reserved matter application reference WP/20/00100/REM pursuant to
WP/16/00271/VAR, specifically conditions 4 (a) (the layout, scale, appearance, access
and landscaping); 4 (b) vehicle, cycle and foot access routes and parking; 4 (c) hard
and soft landscaping including boundary treatments; 4 (d) layout and design of public
open space; 4A (a) layout, design and specification of drainage infrastructure; 4A (c)
waste management facilities strategy and waste audit, including arrangements for the
provision of waste collection receptacles; 6 (accordance with the planning application
development framework plan); 10 (structural landscape scheme); 19 (foul water
drainage); 20 (surface water drainage); 23 (sustainability statement/assessment), for
proposed local centre, comprising 968m2 of Use Class A1 (food retail and commercial
units), 162 m2 of Use Class A3 (food and drink unit), 5 no. apartments of Use Class C3,
and 538m2 of Use Class D2 (gym) with associated parking, landscape works, at
Glenvale Park (Wellingborough North) is pending determination by the planning
committee at the meeting being held on 10 June 2020.
APPLICATION PROPOSAL
This amended application seeks reserved matters consent pursuant to conditions 4(a)
the layout, scale, appearance, access and landscaping; 4(b) vehicle, cycle and foot
access routes and parking; 4(c) hard and soft landscaping including boundary
treatments and details of street furniture and lighting; 4 (A) (c) waste management
facilities strategy and waste audit, including arrangements for the provision of waste
collection receptacles; 6 (statement of compliance with the design code; 31 (national
space standards) and 32 (national accessibility standards) of variation to planning
permission reference WP/16/00271/VAR for the erection of 40 dwellings on parcel R4b
of phase 1 Glenvale Park
The amended application was accompanied by a site layout plan, street scenes,
visualisations, floor/ elevational plans and a design and access statement received on
23 April 2020 and 20 May 2020.
The proposal comprises 40 dwellings, including 6 one bed apartments (market), 2 two
bedroom apartments (affordable), 2 two bedroom dwellings (affordable), 6 two
bedroom two storey mews houses (market), 1 three bedroom two storey mews house,
17 three bedroom houses (market), and 6 (market) four bedroom houses.
The scheme includes provision for a total of 4 affordable housing units consisting of 2
affordable rent and 2 shared ownership units. The affordable housing scheme includes
2 two bedroom apartments one on the ground floor and one on the second floor of plots
31 and 32 (affordable rent), and one pair of 2 two storey two bedroom houses on plots
29 and 30 (shared ownership).
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The original reserved matters application was submitted prematurely before the
approved amended design code for phase 1 was approved and before the decision
notice for the variation to planning permission reference WP/16/00271/VAR was issued.
The originally submitted application has been amended to accord word with the criteria
set out in the approved amended design code for phase 1 and further consultations
have been carried out with consultees and residents on the amended schemes.
ENVIRONMENTAL IMPACT ASSESSMENT
As the original outline planning application and variation of condition applications were
EIA development, this application is regarded as a subsequent EIA application. Under
the Town and Country Planning (Environmental Impact Assessment) Regulations 2017
subsequent EIA applications including reserved matter applications and applications
requiring approval before development can commence eg approval of conditions. As
part of the requirements therefore, the process of screening must be carried out.
It is considered that the proposed development as described by the applicant is a
subsequent EIA application but that the original EIA submitted with the outline planning
application and update environmental statement submitted with the subsequent
variation of condition applications adequately addresses the environmental effects of
the proposal. Therefore in accordance with Regulation 9 (2) of the EIA 2017
Regulations, where the environmental information already before a local planning
authority is considered to be adequate to assess the environmental effects of a
development, that information shall be taken into consideration in the determination of a
subsequent application.
As such the original environmental statement and update information has therefore
been taken into account and it is considered that no further information is required in
order to assess the environmental effects of the development.
NATIONAL GUIDANCE, DEVELOPMENT PLAN POLICY AND SUPPLEMENTARY
PLANNING DOCUMENTS/GUIDANCE
National Planning Policy Framework (NPPF) (19 February 2019)
Planning Practice Guidance (PPG)
National Design Guide (PPG) (September 2019)
North Northamptonshire Joint Core Strategy -Part 1 of the local plan (JCS)
Policies:
1 (presumption in favour of sustainable development)
2 (historic environment)
3 (landscape character)
4 (biodiversity and geodiversity)
5 (water environment, resources and flood risk management)
8 (North Northamptonshire place shaping principles)
9 (sustainable buildings and allowable solutions)
10 (provision of infrastructure)
11 (network of urban and rural areas)
15 (well connected towns, villages and neighbourhoods)
28 (housing requirements and strategic opportunities)
29 (distribution of new homes)
30 (housing mix and tenure)
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Plan for the Borough of Wellingborough - Part 2 of the local plan (PBW)
Policies
H1 (urban housing allocations)
Site 2 (Wellingborough north)
Supplementary planning documents/guidance:
Sustainable Design
Biodiversity
Trees on Development Sites
Planning Out Crime in Northamptonshire
Parking
SUMMARY OF REPLIES TO CONSULTATIONS/REPRESENTATIONS RECEIVED
1. Northamptonshire Highways - recommended that once a number of amendments
had been made to the layout the scheme would be acceptable.
2. Northamptonshire local lead flood authority - having reviewed the applicant's
submitted documents, we would like to advise that in the absence of a Drainage
Strategy incorporating a detailed drainage design cross referenced to supporting
calculations, we are unable to comment on Surface Water Drainage matter. Hence the
impacts of surface water drainage have not been adequately addressed at this stage for
this reserved matters application.
3. Northamptonshire archaeological advisor - no comments to make on this
amended application;
4. Northamptonshire police - recommends that once a number of further minor
amendments has been made to the layout the scheme would be acceptable.
5. Senior landscape consultant behalf of JPDU - welcomed the changes that had
been made to the scheme but would be expecting plot boundaries abutting the
landscape infrastructure to be sympathetic to their landscape setting, therefore, close
board fencing will not be acceptable. Instead, recommend the applicant proposes brick
walls and/or a combined walls and panelling approach.
6. The council's landscape officer - is satisfied with all the amendments to the
landscaping scheme shown on drawing number CSA/3380/100 Rev C (soft landscape
proposals).
7. Great Harrowden parish council - no written response received.
8. Neighbours - no objections received to the amended plans.
ASSESSMENT AND REASONED JUSTIFICATION
The proposal raises the following main issues:
- conformity with the development plan and material considerations;
- design, layout and the effect on the character and appearance of the surrounding
area;
- effect on archaeology;
- effect on landscape visual amenity;
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- effect on flood risk and surface water drainage;
- effect on noise;
- noise on air quality;
- effect on biodiversity;
- compliance with national space standard, national accessibility standards and
affordable;
- effect/impact on the living conditions of the neighbouring occupiers and the future
occupiers of the development;
- effect/impact on highway safety in relation to the proposed access arrangement and
parking provision;
- contamination;
- crime and disorder;
- conditions
Conformity with the development plan and material considerations
Section 38(6) of the Planning and Compulsory Purchase Act 2004 states that "If regard
is to be had to the development plan for the purposes of any determination to be made
under the Planning Acts, the determination must be made in accordance with the
development plan unless material considerations indicate otherwise."
Policy 1 of the JCS is clear that when considering development proposals, the local
planning authority will take a positive approach that reflects the presumption in favour of
sustainable development as set out within the revised NPPF.
Policy Site 2 of the PBW sets out development principles for the Wellingborough North
SUE. Criterion E seeks a mixture of housing types, sizes and tenures including
specialist housing to meet the needs for older persons, accessible housing, starter
housing and self build.
Condition 6 of the variation to planning permission reference WP/16/00271/VAR
requires each reserved matters application to substantially accord with the development
framework plan (drawing numbered BBD008/010/BH received on 21 July 2016) and be
accompanied by a written statement which demonstrates compliance.
The proposed use of the site will comprise of a use falling within use classes C3 as
defined by the Town and Country Planning (use classes) order 1987 - dwelling houses.
The principle of the development of the application site with 40 dwellings has been
established through condition 6 of the revised development framework plan for the
sustainable urban extension under the varied outline planning permission reference
WP/16/0271/VAR and would be in accordance with policies 28 and 29 of the JCS and
site 2 (E) of the PBW. The proposed development would assist in the delivery of the
council's 5 year housing land supply and deliver 40 dwellings in the Glenvale Park SUE.
However, the acceptability of the scheme would be dependent on compliance with other
detailed planning policies and material considerations discussed in detail below:
Design, layout and the effect on the character and appearance of the surrounding
area
JCS at policy 8 (d) (i) and (ii) describes the principles that proposed development must
take into account with regards to its effect on the character and appearance of an area.
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The government at paragraph 127 (a) - (d) of the revised NPPF attach great importance
to the design of built development. It goes on to advise that planning decisions should
ensure that development will function well and add quality of the overall area; not just
for the short term but over the life time of a development; are visually attractive as a
result of good architecture, layout and appropriate and effective landscaping; are
sympathetic to local character and history, including the built environment and
landscape setting, while not discouraging appropriate innovation and change; establish
or maintain a strong sense of place, using the arrangements of streets, space, building
types and materials to create attractive, welcoming and distinctive places to live, work
and visit.
The National Design Guide, illustrates how well-designed places that are beautiful,
enduring and successful can be achieved in practice. It forms part of the Government's
collection of planning practice guidance and should be read alongside the separate
planning practice guidance on design process and tools.
Condition 4(a) of variation to planning permission WP/16/00271/VAR requires details of
the layout, the scale and appearance.
Section 2.5 of the phase 1 design code provides guidance and design parameters for
residential development including built form, block typology, house types, colour and
material strategy.
This application comprises the provision of 40 dwellings on parcel R4b in phase 1.
Reserved matters approval is sought for access, appearance, landscaping, layout,
scale. The development on Glenvale Park should be of a contemporary design and
reflect the design aspirations shown on page 27 of the design code.
Appearance
The proposed elevational appearance of the dwellings across the whole of sites R4b
has been amended to ensure that they are all of a contemporary design and would fit in
with the approved appearance of the public house/restaurant on parcel R3, the
residential care home on parcel R4a and the approved housing on parcels R1, R2, R5
and R6.
Plots 1-6 (inclusive) would consist of red brick with four blue brick bands to the ground
floor on all elevations and a rectangular bay window to the front of each dwelling on the
ground floor. Plots 1 and 6 have larger feature rectangular bay windows. Plot 6 has a
positive frontage and appropriate elevation treatment which includes brick banding and
header brick panels between the first and second floors onto the local route and
similarly does plot 1 which faces towards the rear elevation of the local centre and will
be visible to those walking and travelling in vehicles in a northerly direction along the
main spine road. Header brick panels would be provided between the first and second
floor windows. Anthracite grey coloured window frames, a dark grp door with a flat roof
canopy above and black rainwater goods are to be provided. The 3D visualisation
drawing clearly illustrates the appearance of these dwellings onto the main spine road,
which are considered to be contemporary and include features which have been
included on the dwellings within parcel R4b and other approved residential parcels R1,
R2, R5 and R6.

Planning Committee
10 June 2020

14 of 191

Plots 7-17 (inclusive) would consist of red brick with four blue brick bands on all
elevations. Header brick panels would be provided between the ground and first floor
windows. Boothbay blue hardie plank would be provided on the balcony inserts and the
balconies would be enclosed with black railings. Anthracite grey coloured window
frames, a dark grp door with a flat roof canopy above and black rainwater goods are to
be provided. The 3D visualisation drawing clearly illustrates the appearance of these
dwellings, which are considered to be contemporary and include features which have
been included on the dwellings within parcel R4b and other residential parcels R1, R2,
R5 and R6.
Plots 18 and 19 would consist of red brick with four blue brick bands to the ground floor
of all elevations. Anthracite grey coloured window frames, a dark grp door with a flat
roof canopy above and black rainwater goods are to be provided. A flat roof dormer
window would be provided in the front elevation and two anthracite grey velux windows
in the rear elevation of the roof. The appearance of these dwellings, which are
considered to be contemporary and include features which have been included on the
dwellings within parcel R4b and other residential parcels R1, R2, R5 and R6
Plots 20 and 21 would consist of red brick with four blue brick bands to the ground floor.
Anthracite grey coloured window frames, a dark grp door with a flat roof canopy above
and black rainwater goods are to be provided. The appearance of these dwellings,
which are considered to be contemporary and include features which have been
included on the dwellings within parcel R4b and other residential parcels R1, R2, R5
and R6
Plots 22, 23, 29, 30, 34, 35 and 36 would consist of red brick with four blue brick bands
to the ground floor. Anthracite grey coloured window frames, a dark grp door with a flat
roof canopy above and black rainwater goods are to be provided. These which are
considered to be contemporary and include features which have been included on the
dwellings within parcel R4b and other residential parcels R1, R2, R5 and R6
Plots 24 and 25 would consist of redbrick with 4 blue brick band features at the ground
floor and light grey HardiePlank cladding to the first floor on all elevations. Anthracite
grey window frames, a dark grp door with a flat roof canopy above and black rainwater
goods are to be provided. The appearance of these dwellings, which are considered to
be contemporary and include features which have been included on the dwellings within
parcel R4b and other residential parcels R1 and R2.
Plot 28 would consist of redbrick with 4 blue brick band features at the ground floor and
blue grey HardiePlank cladding to the first floor on all elevations. Anthracite grey
window frames, a dark grp door with a flat roof canopy above and black rainwater
goods are to be provided. The appearance of these dwellings, which are considered to
be contemporary and include features which have been included on the dwellings within
parcel R4b and other residential parcels R1 and R2.
Plots 26 and 27 would consist of buff brick with four blue brick bands to the ground
floor. Anthracite grey coloured window frames, a dark grp door with a flat roof canopy
above and black rainwater goods are to be provided. These which are considered to be
contemporary and include features which have been included on the dwellings within
parcel R4b and other residential parcels R1, R2, R5 and R6
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Plots 33 (on a key corner) and 37 (facing onto POS) would consist of buff brick with four
blue brick bands to the ground floor. Header brick panels would be provided between
the ground and first floor windows. Anthracite grey coloured window frames, a dark grp
door with a flat roof canopy above and black rainwater goods are to be provided. The
3D visualisation drawing clearly illustrates the appearance of these dwellings, which are
considered to be contemporary and include features which have been included on the
dwellings within parcel R4b and other residential parcels R1, R2, R5 and R6
Plots 31, 32, 38, 39 and 40 would consist of red brick with four blue brick bands to the
ground floor. Anthracite grey coloured window frames, a dark grp door with a flat roof
canopy above and black rainwater goods are to be provided. These which are
considered to be contemporary and include features which have been included within
on the dwellings parcel R4b and other residential parcels R1, R2, R5 and R6
The appearance of the amended proposed elevational treatment now reflects the
contemporary aspirations sought in the design code and those established through
approval of reserved matters consent on housing parcels R1, R2, R5 and R6.
The principal urban designer on behalf of JPDU considers that with the exception of the
Mews block and the run of 3 storey townhouses along the spine road, the development
is largely suburban in nature with a large area of the size being occupied by semidetached and detached units.
The principal urban designer welcomes some of the material changes which include the
introduction of the HardiePlank and anthracite coloured windows as required across all
of Glenvale Park.
No neighbour objections have been received in relation to the amended proposed
appearance of the overall housing development.
The appearance of the proposed housing development on site R4b is considered to be
appropriate and in accordance with policy 8 (d) (i) and (ii) of the JCS, the parameters
set out in the design code in relation to appearance and condition 4 (a) (appearance) of
the variation to outline planning permission reference WP/16/00271/VAR.
Layout
Figure 9 on page 15 of the approved design code is the regulatory plan and
consequently all reserved matters applications should be designed in conformity with
this plan. The regulatory plan defines:
- the alignments of primary access routes;
- the position of side junctions;
- the location of public open space;
- the extent of built areas;
The location of key development frontages;
- important corners that require special design consideration; and
- the location of water course and drainage ponds.
It should be noted that the public open space and location of the sustainable urban
drainage ponds shown on the site layout plan lie outside of the parcel R4b and are
being provided by the lead developer Northants LLP.
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The design code compliance document outlines that the density equates to 40
dwellings per hectare which is midway within the 'medium' density range of 30-50 for
Lower Glenvale. The principal urban designer considers that parcel R4b which wraps
around the neighbourhood centre, arguably the most accessible area of this phase of
the development, should be at the higher end of the density range. It is considered that
the Mews Court and 3 storey townhouses skew the overall site density, whereas the
principal urban designer would have preferred to see terraced properties across most of
the site to make up the appropriate level of density. This would be considered
appropriately urban for this parcel of land and would help in making best use of the land
available which as expressed previously, is highly irregular in shape. However, when
assessing the benefits and dis-benefits of a layout, density alone cannot be assessed,
consideration also needs to be given to the layout and form of the buildings, the spacing
and separation distances between buildings, the scale of the buildings, the number of
allocated and unallocated parking and the size of private and public gardens.
The streets are laid in perimeter block with dwellings fronting and having habitable
rooms in elevations siding onto streets and open spaces. Buildings are generally set
back with small frontages and private rear gardens. Those without rear gardens have
been provided with first floor balconies. Parking has been provided in a number of
different solutions which include shared parking courts to the fronts of dwellings, parallel
parking bays in blocks of no more than four and tandem parking bays to the side of
dwellings.
The principal urban designer would have preferred the building line of the 3 storey
terraced block to be pulled forward to be aligned with the neighbourhood centre and
care home elevations onto the spine road. However, rear parking courtyards are not
supported by Northamptonshire police or highways as parking spaces do not have good
surveillance from the ground floor rooms and evidence shows that occupiers prefer to
park as close to their front door as possible which in this instance would results in
occupiers parking on the spine road in front of their dwellings thereby obstructing the
flow of traffic and obstructing visibility out of the local route onto the main spine road.
As a compromise Northamptonshire highways agreed that two vehicular accesses
could be provided off the spine road and parking provided in front of the six terraced
dwellings in two parking courtyards, landscaping and the inclusion of block paving on
the main shared driveways will soften the appearance of the courtyards. The amended
boundary treatment plan reference LAG 2819 PA 004 Rev D shows that the rear
gardens serving plots 1-6 will be enclosed by a 1.8 metre high brick walls which match
the colour of the dwellings and contain key lockable gates which will be provided with
surveillance from the fronts of two storey mews dwellings on plots 7, 8, 10 and 12.
The Mews block, which effectively acts as block of two storey houses, has been
afforded on the ground floor with some positive private amenity space to the frontages
of plots 8 -17 (inclusive) consisting of a 1.1 metre high boundary wall coloured red with
blue engineering bricks to match the style to the existing mews with angled coping
bricks and timber gates painted grey anthracite to match the window frames. In front of
plots 15 and 17 and to the front and to the western side of plots 14 and 16 grey vertical
railings 1.5 metres in height will front onto the square and shared surfaced area
adjacent to the western elevation of the dwellings, clearly defining the public and private
areas.
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The amended layout shows that parking has been restricted to no more than four
spaces before a landscape or visual break occurs, which lessons the dominance of
parking in the street scene parking along the minor route lane.
The surfacing of the minor lane and the access drives serving plots 7, 8, 10 and 12, 34 37 (inclusive), 31, 32, 39 and 40 has been changed to grey concrete set paving to help
reduce the vehicular dominance of excessive highway infrastructure and create a
stronger sense of place.
The access to plot 21 is long for a single unit and not ideal for a single unit, however
this is as a result of the awkward shape of the site. The parking area associated with
plot 21 will not connect to the parking area along western boundary of the 0.6 metre
high estate railings are proposed and this area is to be landscaped with wildflower
meadow mix. A 1.8 metre high brick wall to match the coloured of the dwellings will be
constructed along the rear boundaries of plots 18, 19 and 21 and along the western
side boundary of plot 18 between the parking spaces for plot 18 and service area of the
food store proposed under reserved matters consent reference WP/20/00100/REM.
The east of the site is connected to Brook Park. The dashed grey line on the regulatory
plan in the design code (page 15) specifies 'less continuous frontage and building line
responding to adjacent open space'. The principal urban designer for JPDU considers
that the road layout does not allow for views over the public open space to be utilised
effectively. For instance, the principal urban designer on behalf of the JPDU would
prefer for dwellings to be re-orientated to look onto the public open space rather than
side-on. Where this may not be possible, those building facades should have active
frontages to give residents an improved outlook. The eastern flank elevation of plots
39/40 has had a ground floor window added serving an entrance lobby and first floor
windows serving the stairs and a dining area which would overlook the public open
space and provide the residents with an improved outlook. A window has been
provided in the ground floor eastern flank elevation serving a kitchen/dining room in plot
22 to provide surveillance over the parking spaces and improved outlook over the
adjacent area of public open space.
The entirety of the parcel R4b lie within the 'medium density' zone, where the average
net density should be between 30 - 50 dwellings per hectare. Parcel R4b has a net
developable area of 1.00 hectare which will be developed for 40 dwellings, which would
produce a net density of 40 dwellings per hectare. This would be in the middle of the
medium density range.
No neighbour objections have been received in relation to the amended proposed
layout of the development.
The layout of the site and dwellings are considered to be appropriate and in accordance
with policy 8 (d) (i) and (ii) of the JCS, the parameters set out in the design code in
relation to layout and condition 4 (a) (layout) of outline planning permission reference
WP/16/00271/VAR.
Scale
Block type A in the design code seeks buildings to be arranged in perimeter blocks and
range from in height from 2 - 4 storeys (5 - 15 metres). The buildings across this parcel
range from three storeys adjacent to the spine road decreasing to two storeys across
the remainder of the site.
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The scale of the proposed housing development is considered to be broadly acceptable
and in accordance with the guidance and parameters set out in the design code.
No neighbour objections have been received in relation to the amended proposed scale
of the development.
The overall scale of the proposal substantially complies with the parameters for the
scale of the development of parcel R4b set out on the approved parameters plan and in
the approved the design code and the details related to scale are therefore considered
to be acceptable and accord with policy 8 (d) (i) and (ii) of the JCS, the parameters set
out in the design code in relation to layout and condition 4(a) (scale) of variation to
outline planning permission reference WP/16/00271/VAR.
Landscaping
Policy 3 (a), (b) and (e) of the JCS states 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.
Condition 4(c) of variation to planning permission WP/16/00271/VAR requires details of
hard and soft landscaping including boundary treatments.
As a result of comments made by both the council's landscape officer and the
landscape consultant for the JPDU an amended soft landscaping scheme and
boundary treatment plan has been submitted and these details can be viewed on
drawing numbers CSA/3380/100 Rev C and LAG 2819 PA 004D.
The amended soft landscaping proposals now include a total of 11 trees in public areas
throughout the development. Trees have been added into public amenity areas which
were previous absent adjacent to plots 6, plots 36/37, to the front of plot 27, to the front
of plot 9 and to the side of plot 27.
Prunus laurocerasus Etna has been substituted for Prunus Otto Luyken between the
road and parking spaces, as this species has smaller leaves and does not grow as tall.
On the boundary with the care home Prunus lusitanica which was deemed to be too
invasive has been substituted for Cotoneaster franchetii.
Pedestrian links to the local centre from the east side of the public square were
supported, however, concerns were raised by both the landscape consultant and
Northamptonshire police that the originally proposed access through a parking area or
semi-private/communal areas was not sufficient. To resolve this concern bollards have
been proposed to be constructed along the eastern boundary of the square in lieu of the
originally proposed metal fence and two visitors spaces have been removed to provide
space for planting adjacent to either side of a wide footpath. Following discussions with
Northamptonshire police the Mews dwellings on plots 14/16 and 15/17 have been
provided with 1.5 metre high vertical railings.
In response to comments made by the landscape consultant for the JPDU the boundary
treatment plan has been amended 1.8 metre high brick boundary walls are now shown
to the rear garden boundaries plots 18 - 21 which back onto the local centre car park
and the rear boundaries of plots 1-6, which back onto a shared street serving a
numbers of the Mews dwellings. Brick boundary walls have been added in a lieu of
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close boarded fencing on the side and rear of plot 38 and rear of plots 39/40, 22 and
13/32 which back onto an area of strategic structural landscape. All brick boundary
walls will consist of red brick to match the associated dwellings.
Sustainable urban drainage systems are being provided off site and surface water
drainage details are to be provided under a separate application for details reserved by
condition under the variation to planning permission reference WP/16/00271/VAR.
Garden depth/areas have been added drawing number 2819 PA 006A (refuse and
gardens). It should be noted the unusual shape of this site, has impacted the potential
garden shapes. With the exception of the mews dwelling which will be provided with
first floor balconies to serve as private amenity space all dwellings including the
affordable flats on plots 39/40 are to be provided with enclosed private gardens. The
amended boundary treat plan includes enclosed private amenity space to the front of
each of the mews dwellings to act as defensible space between the local centre/public
realm and the dwellings.
The boundaries between dwellings where not visible to the street scene are to be 1.8
metre close boarded fences. Where indicated other boundaries are to be enclosed by
1.8 metre brick walls to match the associated dwellings. In areas where there is to be
open frontages onto Brook Park 0.6 metre high estate railings are proposed with a
hedge behind. This will demarcate the site with a defensible boundary, whilst allowing
for a visual connection to the public open space.
The strip along the highway side of plot 6 has been amended from grass to Euonymus
fortunei ' Silver Queen' which provides good ground cover and might climb up against
the fence.
The council's landscape officer and the landscape consultant for the JPDU are satisfied
with the landscaping scheme shown on drawing number CSA/3380/100 Rev C and the
boundary treatment details shown on drawing number LAG 2819 PA 004D.
No neighbour objections have been received in relation to the effect on landscape
visual amenity of the development.
Subject to a condition requiring the detailed hard and soft landscaping scheme and
boundary treatment plan to be implemented the amended proposed development is
considered to be in accordance with policies 3 (a), (b) and (e) of the JCS, the approved
design code for phase 1 in relation to landscaping and condition 4 (c) (hard and soft
landscaping) of outline planning permission reference WP/16/00271/VAR.
Effect on archaeology
JCS policy 2 (d) requires that where proposals would result in the unavoidable and
justifiable loss of archaeological remains, provision should be made for recording and
the production of a suitable archive and report.
With regards the revised NPPF, section 16 sets out government advice on conserving
and enhancing the historic environment and in particular paragraph 189 advises that,
where appropriate, when determining an application which could affect a heritage asset
with archaeological interest the council should, where appropriate, require developers
to submit a field evaluation.
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The proposed development area which lies within the phase 1A development area was
evaluated by Cotswold Archaeology in spring 2015. The evaluation report highlighted
that the phase 1A area contained no significant archaeological activity.
The country archaeological advisor recommends that in the light of the evaluation
results no archaeological mitigation will be required in association with development
within the Phase 1A area.
Northamptonshire archaeological advisor has no comments to make in relation to this
amended application.
No neighbour objections have been received in relation to the effects on archaeology.
The proposed development would comply with policy 2(d) of the JCS.
Effect on flood risk and drainage
The JCS at policy 5 sets out a raft of sub policies aimed at preventing or reducing flood
risk.
The revised NPPF at chapter 14 sets out government views on how the planning
system should take into account the risks caused by flooding. The planning practice
guidance under the chapter titled 'flood risk and climate change' gives detailed advice
on how planning can take account of the risks associated with flooding in the
application process.
Condition 4 (A) (a) of variation to planning permission reference WP/16/00271/VAR
seeks details of the layout, design and specification of drainage infrastructure.
Condition 19 requires a detailed surface water drainage scheme to be provided.
Having reviewed the applicant's submitted documents, Northamptonshire local lead
flood authority would like to advise that in the absence of a drainage strategy
incorporating a detailed drainage design cross referenced to supporting calculations,
they are unable to comment on surface water drainage matter. The impacts of surface
water drainage have not been adequately addressed at this stage for this reserved
matters application.
However, the applicant has confirmed in writing that conditions 4 (A) (a) and 19 will be
dealt with under a separate application for details reserved by condition on the variation
to outline planning permission of reference WP/16/00271/REM.
The applicant is aware that no development can take place until full details of the
surface water drainage scheme for the site is submitted to and approved in writing by
the local planning authority.
No neighbour objections have been received in relation to flood risk or surface water
drainage.
The specification of the drainage infrastructure to serve parcel R4b will be dealt with
under a separation application for details reserved by conditions 4 (A) (a) (specification
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of the drainage infrastructure) and 19 (detailed landscaping scheme) of variation to
planning permission reference WP/16/00271/VAR.
Housing mix
Policy 30 (a) (ii) of the JCS seeks to ensure there would not be an overconcentration of
a single type of housing where this would adversely affect the character or
infrastructure of the area.
The proposal comprises 40 dwellings, including 6 one bed apartments, 2 two bedroom
apartments, 2 two bedroom dwellings, 6 two bedroom two storey mews houses, 1
three bedroom two storey mews house, 17 three bedroom houses, and 6 four bedroom
houses. The scheme includes 2 affordable rent, 2 shared ownership and 36 market
dwellings. The layout does not include an overconcentration of single house types and
would provide opportunities for the young who are starting out on the housing ladder,
those with families and the elderly seeking to downsize. The proposed development
would not adversely affect the character or infrastructure of the area.
No neighbour objections have been received in relation to an overconcentration of a
single dwelling type or an adverse effect on the character of the area.
The proposed development would broadly comply with policy 30 (a) of the JCS.
National space standards
The JCS at Policy 30 (b) requires the internal floor area of new dwellings to meet the
National Space Standards as a minimum. Condition 31 of the variation to planning
permission reference WP/16/00271/VAR reflected this requirement.
The amended application was accompanied by plans demonstrating compliance with
the national space standards. The proposed gross minimum internal floor and storage
areas for each dwelling would comply with the technical housing standards. The single
and double bedrooms proposed within each dwelling comply with the technical
requirements
No neighbour objections have been received in relation to the national space standards
The proposed development would comply with policy 30 (b) of the JCS, the
environmental set out in the design code in relation the national space standards and
condition 31 (national space standards) of variation to outline planning permission
reference WP/16/00271/VAR.
National accessibility standards
Policy 30 (c) seeks new dwellings to meet category 2 of the National Accessibility
Standards as a minimum.
All units should achieve category 2 of the National Accessibility Standards as a
minimum with at least one being wheelchair accessible. This is in accordance with the
Housing Action Plan 2018-2023, which specifies that 5% of all affordable housing units
should be wheelchair accessible. Condition 32 of the variation to planning permission
reference WP/16/00271/VAR reflected this requirement.
However, schedule 2, part 6 (sustainability) paragraph 2 of the S106 legal agreement
for variation to planning permission reference WP/16/00271/VAR requires a minimum of
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10% of all dwellings to be constructed in accordance with the accessibility standard
(category 2) and 5% of all dwellings to be constructed in accordance with the
accessibility standard (category 3). Such dwellings shall be spread evenly across all
phases of the development and shall be identified as part of each reserved matters
application.
Under the provisions set out under the legal agreement 4 (category 2) and 1 (category
3) accessibility standard dwellings should be provided within the overall development.
The amended application was accompanied by drawing number LAG/2819/PA/900 Rev
A (mews floor plans plots 7 - 17) which includes the provision of 4 (category 2
dwellings) on plots 10 -13 (inclusive) and drawing number LAG/2819/PA/200 Rev C
(Ballyroe 2b3p plot 31) which includes 1 (category 3(a) wheelchair adaptable) dwelling
to be constructed in accordance with the national accessibility standards.
No neighbour objections have been received in relation to compliance with the national
accessibility standards.
The proposed development would comply with schedule 2, part 6, paragraph 2 of the
S106 legal agreement for variation to planning permission reference
WP/16/00271/VAR.
Affordable Housing
Policy 30 (d) of the JCS on sustainable urban extensions requires the provision of 20%
affordable housing in phases to be developed by March 2026, with provision to be
made for a review of the viable level of affordable housing in the later phases.
However, schedule 2, part 2, paragraph 2.1 of the S106 legal agreement for variation to
planning permission reference WP/16/00271/VAR requires the provision or
procurement of the provision of dwellings in phase 1 for 10% of the first 750 dwellings
to be occupied shall be provided as affordable dwellings and 20% of the remainder of
dwellings to be occupied shall be affordable dwellings in phase 1.
50% are to be social rent dwellings and or affordable rent dwellings and 50% are to be
intermediate dwellings.
It should be noted that the S106 legal agreement requires 30% affordable dwellings to
be provided as part of phase 2, plot 1. 50% are to be social rent dwellings and or
affordable rent dwellings and 50% are to be intermediate dwellings.
The S106 legal agreement requires 20% affordable dwellings to be provided as part of
phase 3. 50% are to be social rent dwellings and or affordable rent dwellings and 50%
are to be intermediate dwellings.
Therefore the overall affordable housing provision for Glenvale Park sustainable urban
extension would equates to 20% of 3000 dwellings which is in compliance with policy
30 (d) of the JCS.
When added to the schemes for 199 dwellings and 261 permitted under reserved
matters consent references WP/19/00137/REM and WP/19/00380/REM this scheme for
40 dwellings would result in a total of 500 units being provided within phase 1.
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Therefore this scheme would fall within the first 750 dwellings to be provided within
phase 1 where 10% of the units are required to be affordable.
The application was accompanied by an affordable tenure plan shown on drawing
number lag/2819/pa/001 Rev Y (proposed site plan). The scheme includes the
provision of 10% affordable housing on site. This would equate to the provision of 4
affordable housing units consisting of 2 affordable rent and 2 shared ownership units
which would be managed by a housing association.
The scheme would comprise of the following breakdowns:
Affordable Rent
1 x 2 bedroom ground floor unit contained within a two storey apartment block;
1 x 2 bedroom first floor unit contained within a two storey apartment block; (plots: 31
and 32)
Shared Ownership
2 x 2 bedroom units (plots 29 and 30);
The proposed mix of property types and sizes will help to meet the needs of applicants
on the housing register and is consistent with the finding of the SHMA Update 2015.
There are currently 622 applicants on the 'housing register' waiting for a property in
Wellingborough. A breakdown of their need is provided below.
Bed size required Number on the Register
0 bed
159
1 bed
53
2 bed
268
3 bed
110
4 bed
32
Any breakdown of housing, particularly affordable should follow the mix set out above.
The council's housing development officer supports this scheme as it will provide a mix
of affordable housing units that contributes to meeting the housing need identified by
the SHMA and the council's housing register.
No neighbour objections have been received in relation to the affordable housing
provision.
The proposed development would comply with schedule 2, part 2, paragraph 2.1 of the
S106 legal agreement for variation to planning permission reference WP/16/00271/VAR
and the housing tenure mix and the projected housing needs set out under the SHMA.
Effect/impact on the living conditions of the neighbouring occupiers and the
future occupiers of the development
The JCS at policy 8(e)(i) details policy relating to the protection of amenity of
neighbouring occupiers.
At paragraph 127 of the revised NPPF the government requires new development to
provide 'a high standard of amenity for all existing and future users.
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Plots 33 - 37 would back onto the eastern boundary of the approved three storey
residential care home. A spacing and separation distance of 23 metres would be
retained between the flank elevation of plot 37 and the flank elevation of a three storey
conservatory on the approved care home. A ground floor kitchen/diner and first floor
bedroom are proposed in the flank elevation of plot 37. A spacing and separation
distance of 27 metres would be retained between the flank elevation of the care home
and plot 36. The amended layout of the proposed residential development has been
designed to ensure that it would not have an unacceptable effect on the amenities of
the future occupiers of the individual dwellings in terms of loss of light, outlook or
privacy.
The proposed layout includes reasonable spacing and separation distances between
the dwellings to ensure that they would not result in unacceptable loss of privacy or
light.
Each dwelling house would be provided with a private rear garden and the mews
gardens would be provided with a first floor balcony to enable residents to benefit from
an area of outdoor space.
No neighbour objections have been received in relation to the effects on neighbouring
amenity.
The proposed development would comply with policy 8 (e) (i) of the JCS.
Effect/Impact on highway safety in relation to (the proposed access arrangement)
JCS policy 8 (b) (i) gives a number of requirements that new development should
achieve with regards to highway, pedestrian and other sustainable transport matters.
JCS policy 8 (b)(ii) seeks to ensure a satisfactory means of access and provision for
parking, servicing and manoeuvring in accordance with adopted standards.
Condition 4 (b) of variation to planning permission reference WP/16/00271/VAR seeks
details of vehicle, cycle and foot access routes and parking.
Access roads and pedestrian footways
The site layout plan indicates a local route with a 6 metre wide carriageway with two
metre wide footpaths on either side to the care home point of access, reducing
thereafter to 5.5 metres for the remainder of the carriageway. However, in negotiations
on this scheme Northamptonshire principal highway engineer agreed that the local
route could narrow from 6 metres to 5.5 metres.
Northamptonshire highways agree that the amended plans show sufficient aisle width is
achieved in the access road between spaces 18 and 27 and the access road between
spaces 31-40.
A minor route with a carriageway width of 4.8 metres with 1.0 metre wide services strips
on either side is proposed to serve plots 9 -15 (odds) and 18 -28 (inclusive).
Northamptonshire highways confirms that this matter has been discussed and to be
pragmatic, as the design code predates the new highway guidance relating to 4.8 metre
carriageway roads, the use of 1.0m service strips is acceptable.
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One private drive is proposed to access plots 21, 22 and 23.
The local route and footway on either side are to be black asphalt. The minor road with
1 metre wide service strips and shared surface driveways would consist of grey
concrete set paving.
Two vehicular accesses would be provided off the eastern side of the main spine road
serving two parking areas serving plots 1-6.
Stantec drawing number 48520/SK001 (vehicle swept path analysis) shows all
prospectively adoptable roads proved by tracking. Northamptonshire highways have
confirmed that the tracking is acceptable.
Northamptonshire highways recommend that all private access points should meet the
public highway at right angles for a minimum distance of 5.5 metres. An amendment to
the access into the shared private drive serving plots 21 to 23 was sought. The
applicant's agent advises that given the unusual shape of the site, this would
compromise deliverability and require the removal of one dwelling. As demonstrated in
the swept path analysis the entire turning head is required for fire vehicles. Drawing
number 2819-PA-007 Rev A (highways information) demonstrates that two large
vehicles can pass each other in the shared driveway, with adequate forward visibility
and without detriment. Northamptonshire highways recommends that the angle of the
point of access deviates considerably from a right angle and may introduce difficulties
of visibility and for manoeuvring.
Drawing number lag 2819 pa 001 Rev Y (proposed site plan) demonstrates that
pedestrian to vehicle visibility of 2.0 metres x 2.0 metres above a height of 0.6 metres
would be maintained on both sides of the vehicular access.
Parking
Parking accommodation should be provided in accordance with the Northamptonshire
parking standards (2016) and satisfy policy 8 (b) (i) of the JCS. A one bedroom unit
should provide one allocated parking space. A one bedroom unit should provide one
allocated parking space. A two and three bedroom unit should provide two allocated
parking spaces. A four bedroom unit should provide three allocated parking spaces.
The development should include 25% unallocated visitor parking in layby's 2 metres in
depth. A double garage can count as one parking space. The third space on 4
bedroom units and above can count a single garage as a parking space as long as
additional ancillary external storage is provided, such as a shed. Also an additional
0.25 on street parking provision will be required.
The site layout plan shows a range of parking solutions will be provided across the site,
which include shared front parking and manoeuvring areas, parallel parking bays in
front of dwellings, single and double tandem parking areas and parallel parking bays
adjacent to plots. The proposed layout would comply with the parking standards and
include an even distribution of visitor parking spaces distributed throughout the layout.
In addition one cycle parking space per bedroom is required to be provided. The
amended site plan shown on drawing number LAG/2819/PA/001 Rev Y shows the
location of cycle storage to be provided in the rear garden of each property and drawing
LAG/2819/PA/1200 Rev A (cycle sheds small and large) shows the floor plans and
elevations of the small and large cycle sheds to be provided. Please note no cycle
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parking is provided for the Mews Houses due to compromises that have been made to
the layout to addresses concerns raised by Northamptonshire police about the siting of
the originally proposed communal cycle store/bin stores.
Northamptonshire highways recommend that the amended proposed layout would not
result in any unacceptable highways capacity and safety issues.
No neighbour objections have been received in relation to the parking provision,
highway safety or capacity.
Subject to the imposition of conditions seeking detailed engineering drawings, the
implementation of external parking spaces and the implementation of sheds for cycle
parking associated with each dwelling being provided prior to the first occupation the
proposed development would comply with policy 8 (b) (i) and (ii) of the JCS, the
parameters set out in the design code in relation to street hierarchy and car parking
typologies and condition 4(b) (vehicle, cycle and foot access routes and parking) of
variation to outline planning permission reference WP/16/00271/VAR.
Contamination
The JCS at policy 6 says that local planning authorities will seek to maximise the
delivery of development through the re-use of suitable previously developed land within
the urban areas. Where development is intended on a site known or suspected of
being contaminated a remediation strategy will be required to manage the
contamination. The policy goes on to inform that planning permission will be granted
where it can be established that the site can safely and viably be developed with no
significant impact on either future users of the development or on ground surface and
waters.
The revised NPPF at paragraphs 178 and 179 sets out policies on development
involving contaminated land. The planning practice guidance also offers detailed
government advice on this topic
The council's environmental protection officer (contamination) in relation to has no
comments or objections to make on this application for land contamination.
No neighbour objections have been received in relation to contamination.
The proposed development would comply with policy 6 of the JCS.
Crime and disorder
Section 17 of the Crime and Disorder Act 1998 details the need for the council to do all
that it reasonably can to prevent, crime and disorder in its area.
The JCS at policy 8 (e)(iv) sets out the policy requirement for new development to seek
to design out crime and disorder and reduce the fear of crime.
The adopted designing out crime supplementary planning guidance gives detailed
advice on this issue.
The revised NPPF at paragraph 127 (f) state that decisions should aim to ensure that
developments create safe, inclusive and accessible environments which promote health
and wellbeing with a high standard of amenity for existing and future users and where
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crime and disorder, and the fear of crime, do not undermine quality of life or community
cohesion and resilience.
Extensive dialogue has taken place between Northamptonshire police, the case officer
and the applicant of this scheme and of the local centre to address concerns they
raised about the interface between the local centre and the residential development to
the north and east. The proposed changes seek to minimise potential for anti-social
behaviour and crime occurring and ensure the quality of life of those who use the local
centre and residents in the adjacent dwellings is not compromised.
Northamptonshire police supports the provision of defensible space in front of plots 1416 (inclusive) and to the eastern side of private amenity space adjacent plots 14/16
through the provision of 1.5 metre high vertical railings fronting onto the urban square
and the shared surface area adjacent to a ground floor retail unit.
Northamptonshire police support the changes made on the amended layout to the
shared surface street serving plots 7-12. The rear of plots 1-6 will be enclosed by a 1.8
metre high wall which contains key lockable gates serving plots 2-5 inclusive. The
removal of two visitor parking spaces and repositioning of the boundary wall has
enabled the garden depths serving plots 1-3 to be increased and prevent people from
loitering or behaving anti-socially at the rear of the retail units serving the local centre.
The communal cycle store and communal bin serving the mews dwellings store has
been removed and replaced with a visitor parking bay which provides clear visibility for
those walking to and from the local centre. Bollards are to be erected between the end
of the shared surface road and the shared surface pedestrian area serving the
pedestrian square. The front of each of the mews dwellings has been enclosed by a
1.1 metre high wall to provide defensible space and an area for two bins to be stored.
Access into the urban square from the east has been amended to provide a wide
footway with landscaping on either side as opposed to a footpath between parking
spaces. This change to the layout is supported by Northamptonshire police.
No neighbour objections have been received in relation to crime and disorder.
Subject to the imposition of a condition requiring details of lighting to be provided to
unadoptable areas, the proposed development would comply with policy 8 (e) (vi) and
(ii) of the JCS, the parameters set out in the design code in relation to the built form and
condition 4 (a) and 6 of variation to outline planning permission reference
WP/16/00271/VAR.
Waste Management Facilities Strategy
Condition 4 (A) (c) of variation to planning permission reference WP/16/00271/VAR
seeks details of a waste management facilities strategy and waste audit, including
arrangements for the provision of waste collection receptacles.
The amended application was accompanied by a refuse management plan shown on
drawing number lag/2819/pa/006 Rev A (proposed refuse/garden layout) where the
general waste, recycling and garden waste bins for each dwelling house would be
stored.
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The layout has been designed to accommodate the local authority refuse collection
requirements.
Each dwelling would be provided with refuse containers to meet the BCW requirements
and has been provided with a designated bin storage area in each rear garden with the
exception of the mews dwellings which are provided with an enclosed area to the front
of each dwelling. Residents the dwellings would leave their wheeled bins adjacent to
the public footway for collection on the appropriate day.
Residents of houses accessed from private driveway without turning provision would
place their bins at the adoptable highway on the appropriate day.
The application was also accompanied by refuse vehicle tracking shown on drawing
number 48520/SK001 (vehicle swept path analysis) demonstrates that refuse vehicles
could manoeuvre in the turning heads, entering and leaving the local routes in a forward
gear. Northamptonshire highways have raised no objections to the refuse vehicle
tracking plans.
No neighbour objections have been received in relation to a refuse strategy.
The specifications set out in the sustainability statement are considered to be
appropriate and in accordance with condition 4 (A) (c) (waste collection strategy) of the
variation to planning permission reference WP/16/00271/VAR.
Conditions
The revised NPPF at paragraph 56 requires conditions to only be imposed where they
are: necessary, relevant to planning and to the development to be permitted,
enforceable, precise and reasonable in all other respects. The PPG re-iterates this
advice.
It is considered that the proposed conditions meet the tests set out in the NPPF and the
provisions of the PPG.
CONCLUSION
The proposed development complies with the relevant development plan policies and is
consistent with the provisions in the NPPF specifically in relation to promoting
sustainable development, raising design standards, meeting the national space
standards, includes the provision of affordable housing in accordance with the provision
set out in the legal agreement, includes housing which would meet the national
accessibility standards in accordance with the provision set out in the legal agreement,
provision of sufficient parking and manoeuvring space ensuring the development would
not have an adverse impact on highway safety and capacity, no adverse impacts on
neighbouring amenity and designing out crime and disorder. In the absence of any
material considerations of sufficient weight, it is recommended that the proposal for
reserved matters consent in relation to access, scale, appearance, layout and
landscaping be approved subject to conditions.
RECOMMENDATION
It is recommended that reserved matter consent should be approved in relation to
access, scale, appearance, layout and landscaping subject to the conditions set out
below. Conditions 4(a), 4 (b), 4 (c), 4(A) (c), 6, and 31 can be partially discharged.
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CONDITIONS/REASONS
1. The development hereby approved shall be carried out in accordance with the
drawings/details of which are also approved as submission of details for sub phase
R4B pursuant to conditions under the outline planning permission reference
WP/16/00271/VAR as set out below:
lag/2819/pa/001 Rev Y (proposed site plan) received 29 May 2020 conditions 4 (a), 4
(b) and 6;
lag/2819/pa2/004 Rev D (proposed boundary treatment plan) received 29 May 2020
condition 4(c);
lag/2819/pa/006 Rev A (proposed refuse/garden layout) received 20 May 2020
condition 4 (A)(c);
LAG/2819/PA/200 Rev C (Ballymore and Belmore (2B3P) plots 31 and 32 received
23 April 2020 condition 4 (a);
LAG/2819/PA/250 Rev C (Armoy & Acton with Cookston plots 38, 39 and 40)
received 23 April 2020 condition 4 (a);
LAG/2819/PA/300 Rev C (Comber (3B4P) type 01 plots 22 (handed) and 23)
received 23 April 2020 condition 4 (a);
LAG/2819/PA/350 Rev C (Comber (3B4P) type 02 plots 26 (handed) and 27)
received 23 April 2020 condition 4 (a);
LAG/2819/PA/400 Rev C (Cookstown (3B5P) type 01 plot 20 received 23 April 2020
condition 4 (a);
LAG/2819/PA/420 Rev C (Cookstown (3B5P) type 02 plot 28 received 23 April 2020
condition 4 (a);
LAG/2819/PA/440 Rev C (Cookstown (3B5P) type 03 plot 21 received 23 April 2020
condition 4 (a);
LAG/2819/PA/460 Rev C (Cookstown CT (3B5P) type 04 plots 33 and 37 received
23 April 2020;
LAG/2819/PA/500 Rev C (Ennis (3B4P) type 01 plots 34, 35, 36 (handed)) received
23 April 2020 condition 4 (a);
LAG/2819/PA/550 Rev C (Ennis (3B4P) type 02 plots 24 (handed) and 25) received
23 April 2020 condition 4 (a);
LAG/2819/PA/600 Rev C (Grange (4B6P) plots 2, 3, 4 and 5 (Terraced) received 23
April 2020 condition 4 (a);
LAG/2819/PA/700 Rev E (Greystones (3B5P) (type 01 plot 18 (handed), 19) received
20 May 2020 condition 4 (a);
LAG/2819/PA/800 Rev D (Hollywood (3B6P) plots 1 and 6 (handed)) received 23
April 2020 condition 4 (a);
LAG/2819/PA/900 Rev C (mews floor plans plots 7-17) received 23 April 2020
condition 4 (a);
LAG/2819/PA/910 Rev C (Mews Elevations)) received 23 April 2020 condition 4 (a);
LAG/2819/PA/1000 Rev C (affordable (2B4P) Type 01 plots 29 (handed) & 30
Shared Ownership) received 23 April 2020 condition 4 (a);
LAG/2819/PA/1100 Rev A (double garage plots 19 & 20) received 23 April 2020
condition 4 (a);
LAG/2819/PA/1150 Rev A (single garage plots 18 & 28) received 23 April 2020
condition 4 (a);
LAG/2819/PA/1200 Rev A (cycle sheds small and large) received 20 April 2020
(condition 4 (b);
LAG/2819/PA/903 (national space standards compliance Mews plot 9) received 23

Planning Committee
10 June 2020

30 of 191

April 2020 condition 31;
LAG/2819/PA/905 (national space standards compliance Mews floor plan
Maryborough) received 23 April 2020 condition 31;
LAG/2819/PA/901 (national space standards compliance Mews GF & 1F) received
23 April 2020 condition 31;
LAG/2819/PA/904 (national space standards compliance Mews floor plan Claire)
received 23 April 2020 condition 31;
LAG/2819/PA/1001 (national space standards compliance 2b4p) received 23 April
2020 condition 31; ;
LAG/2819/PA/301 (national space standards compliance Comber type 01/02)
received 23 April 2020 condition 31;
LAG/2819/PA/201 (national space standards compliance Ballyroe floor plan)
received 23 April 2020 condition 31;
LAG/2819/PA/252 (national space standards compliance Armoy floor plan) received
23 April 2020 condition 31;
LAG/2819/PA/202 (national space standards compliance Belmore floor plan 1F)
received 23 April 2020 condition 31;
LAG/2819/PA/251 (national space standards compliance Acton floor plan) received
23 April 2020 condition 31;
LAG/2819/PA/501 (national space standards compliance Ennis House Type 01/02)
received 23 April 2020 condition 31;
LAG/2819/PA/401 (national space standards compliance Cookstown Type 01)
received 23 April 2020 condition 31;;
LAG/2819/PA/902 (national space standards compliance Mews plot 8) received 23
April 2020 condition 31;
LAG/2819/PA/601 Rev A (national space standards compliance Grange) received 20
May 2020 condition 31;
LAG/PA/701 Rev A (national space standards compliance Greystones) received 20
May 2020 condition 31;
LAG/PA/801 (national space standards compliance Hollywood) received 23 April
2020 condition 31;
LAG/2819/PA/601 (national space standards compliance Mews plot 8) received 23
April 2020;
2819 National Space Standards Checklist Revision D received 20 May 2020
condition 31; ;
48520/SK001 (vehicle swept path analysis) received 23 April 2020 condition 4 (b) ;
CSA/3380/100 Rev C (soft landscape proposals) received 29 May 2020 condition 4
(c).
LAG-2819-007 Rev A-Highways Layout received 29 May 2020 condition 4 (b).
Reason: To define the permission and to conform with the requirements of the Town
and Country Planning (General Development Procedure) (Amendment No. 3)
(England) Order 2009.
2. No construction works shall commence in any parcel until full engineering, drainage,
street lighting and constructional details of the streets proposed for adoption have
been submitted to and approved in writing by the local planning authority. The
development shall, thereafter, be constructed in accordance with the approved
details, unless an alternative timetable is otherwise agreed in writing with the local
planning authority.
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Reason: In the interest of highway safety; to ensure a satisfactory appearance to the
highways infrastructure serving the approved development; and to safeguard the
visual amenities of the locality and users of the highway in accordance with policies 8
(b) (i) and 8 (b) (ii) of the North Northamptonshire Joint Core Strategy.
3. No construction works shall commence until an estate street phasing and completion
plan has been submitted to and approved in writing by the local planning authority.
The estate street phasing and completion plan shall set out the development phases
and the standards, intermediate or final that estate streets serving each phase of the
development will be completed prior occupation of dwellings served.
Reason: To ensure that the estate streets serving the development are completed
and thereafter maintained to an appropriate standard in the interest of
residential/highway safety; to ensure a satisfactory appearance to the highways
infrastructure serving the development in accordance with policies 8 (b) (i) and 8 (b)
(ii) of the North Northamptonshire Joint Core Strategy.
4. No dwelling or dwellings shall be occupied until the estate street(s) affording access
to those dwelling(s) has been completed in accordance with the estate street phasing
and completion plan.

Reasons: To ensure that the estate streets serving the development are completed
and maintained to the approved standard, and are available for use by the
occupants, and other users of the development, in the interest of highway safety in
accordance with policies 8 (b) (i) and 8 (b) (ii) of the North Northamptonshire Joint
Core Strategy.
5. No dwellings shall be occupied until details of the proposed arrangements for future
management and maintenance of the proposed streets within the development have
been submitted to and approved by the local planning authority. The streets shall
thereafter be maintained in accordance with the approved management and
maintenance details until such time as an agreement has been entered into under
section 38 of the Highways Act 1980 or a private management and Maintenance
Company has been established.
Reason: To ensure satisfactory development of the site and to ensure estate roads
are managed and maintained thereafter to a suitable and safe standard in
accordance with policy 8 (b) (ii) of the North Northamptonshire Joint Core Strategy.
6. All hard and soft landscape works shown on drawing number CSA/3380/100 Rev B
(soft landscape proposals) received 20 May 2020 shall be carried out in the first
planting season following the occupation of the associated dwelling in that phase or
such other details that shall have been submitted to and approved in writing by the
local planning authority and thereafter retained in that form. If within a period of five
years from the date of the planting of any tree or shrub, that tree or shrub, or any tree
and shrub planted in replacement for it, is removed, uprooted or destroyed, dies,
becomes severely damaged or diseased, shall be replaced in the next planting
season with trees and shrubs of equivalent size, species and quantity.
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Reason: To protect the appearance and character of the area and to minimise the
effect of development on the area in accordance with policy 3 (a), (b) and (e) of the
North Northamptonshire Joint Core Strategy.
7. Notwithstanding the submitted details, no development above slab level shall take
place in any phase or sub phase until full details of the materials to be used in the
construction of the external surfaces (including facing brick, roof treatment and
cladding) and architectural detailing (including windows, doors, reveals and cills,
rainwater goods, flue/vent extracts, soffits/fascia/bargeboards/verge trim and
design/location of meter boxes) of the dwelling hereby permitted have been
submitted to and approved in writing by the local planning authority. Development
shall be carried out in each phase or sub phase in accordance with the approved
details.
Reason: In the interest of the visual amenity of the area in accordance with policy 8
(d) (i) of the North Northamptonshire Joint Core Strategy.
8. No building hereby permitted shall be occupied until the refuse store, and facilities
allocated for storing of recyclable materials, as shown drawing number
lag/2819/pa/006 Rev A (proposed refuse/garden layout) received 20 May 2020 has
been completed in accordance with the approved plans. Thereafter, all refuse and
recyclable materials associated with the development shall either be stored within
this dedicated store/area, as shown on the approved plans, or internally within the
building(s) that form part of the application site. No refuse or recycling material shall
be stored or placed for collection on the public highway or pavement, except on the
day of collection.
Reason: To safeguard the amenity of the occupiers of adjoining premises, protect
the general environment, and prevent obstruction to pedestrian movement, and to
ensure that there are adequate facilities for the storage and recycling of recoverable
materials in accordance with policy 8 (b) (ii) of the North Northamptonshire Joint
Core Strategy.
9. No building hereby permitted shall be occupied in any phase or sub phase until the
external car/vehicle parking areas shown on drawing number lag/2819/pa/001 Rev X
(proposed site plan) received 20 May 2020 has been constructed, surfaced and
permanently marked out. The external car parking areas so provided shall be
maintained as a permanent ancillary to the development and shall be used for no
other purpose thereafter.
Reason: To ensure adequate parking provision at all times so that the development
does not prejudice the free flow of traffic or the safety on the neighbouring highway in
accordance with policy 8 (b) (ii) of the North Northamptonshire Joint Core Strategy.
10. Prior to the first occupation of any dwelling in any phase or sub phase details of
the proposed lighting scheme for the lighting of the shared private driveways and
shared parking courts shall be submitted to and approved in writing by the local
planning authority. The scheme shall include a plan showing the position, type and
extent of the lighting over the area to be lit. The approved scheme shall be
implemented prior to the first occupation of the associated dwelling in any phase or
sub phase and shall be retained in that form thereafter.
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Reason: To ensure that there is adequate lighting over the associated private
driveways and to reduce the fear of crime through the creation of a safe environment
and accord with policy 8 (e) (iv) of the North Northamptonshire Joint Core Strategy.
11. Prior to the construction of the development above slab in level in each phase a
scheme for the provision of external electrical wiring to allow occupiers to fit charging
sockets for electric vehicles shall be submitted to and approved in writing by the local
planning authority. The scheme shall identify the dwellings in each phase that will
benefit from such provision and the location of the external wiring to be installed to
those dwellings. The scheme shall be implemented prior to the first occupation of
each dwelling on that phase to which the provision is made'.
Reason: To negate the effects of the development on local air quality and accord
with advice contained within 110 (e) of the National Planning Policy Framework.
12. No dwelling hereby permitted shall be occupied until the associated cycle parking
provision shown on the approved drawing numbers lag/2819/pa/001 Rev X
(proposed site plan) received 20 May 2020 and LAG/2819/PA/1200 Rev A (cycle
sheds small and large) received 20 May 2020 has been completed. Thereafter, the
cycle parking provision shall be kept free of obstruction and shall be available for the
parking of cycles only.
Reason: To ensure the provision and availability of adequate cycle parking in
accordance with policy 8 (b) (i) of the North Northamptonshire Joint Core Strategy.
13. Before the first occupation of each associated dwelling the boundary treatment
details shown on drawing number lag/2819/pa2/004 Rev C (proposed boundary
treatment plan) received 20 May 2020 shall be installed or such other details that
shall have been submitted to and approved in writing by the local planning authority
and thereafter retained in that form.
Reason: To provide adequate privacy, to protect the external character and
appearance of the area and to minimise the effect of development on the area in
accordance with policy 8 (e) (i) of the North Northamptonshire Joint Core Strategy.
INFORMATIVE/S
1. In accordance with the provisions in the Town and Country Planning (Development
Management Procedure) (England) Order 2015 and pursuant to paragraph 38 of the
National Planning Policy Framework, where possible and feasible, either through
discussions, negotiations or in the consideration and assessment of this application
and the accompanying proposals, the council as the local planning authority
endeavoured to work with the applicant/developer in a positive and proactive way to
ensure that the approved development is consistent with the relevant provisions in
the framework.
2. The Borough Council of Wellingborough encourages all contractors to be
'considerate contractors' when working in our district by being aware of the needs of
neighbours and the environment. Prior to the commencement of any site works, it is
good practice to notify neighbouring occupiers of the nature and duration of works to
be undertaken.
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3.

4.

5.

6.

To limit the potential detriment of construction works on residential amenity, it is
recommended that all works and ancillary operations which are audible at the site
boundary during construction should be carried out only between the following hours:
0800 hours and 1800 hours on Mondays to Fridays and 0800 and 1300 hours on
Saturdays and at no time on Sundays and Bank Holidays.
The Public Health Act 1875 Town Improvement Clauses Act 1847 at S.64. Prior to
occupation of the newly created premises(s), the street numbering for this
development or conversion - residential and commercial, must be agreed with the
Street Naming and Numbering Officer. When issued, the number allocated must be
clearly displayed on the outside of the property. Application forms for Street Naming
and Numbering are available at www.wellingborough.gov.uk
You are reminded that this consent must be read in conjunction with planning
permission WP/16/00271/VAR of which forms a part and is subject to precommencement conditions, the details of which are required to be submitted to and
approved in writing by the local planning authority before any development may
lawfully commence.
The approval hereby given relates to the approval of reserved matters, as required
under 1 of the outline planning permission granted under reference
WP/16/00271/VAR. The applicants attention is drawn to the fact that this reserved
matters consent also confirms that details submitted in relation to the outline planning
permission (as listed in condition 1) specifically conditions 4 (a), 4(b), 4(c), 4 (A) (c),
6, 31 and 32 are formally partially discharged. This does not fully discharge
condition numbers 4 (a), 4(b), 4(c), 4 (A) (a), 4 (A) (b), 4 (A) (c), 6, 31 and 32 at this
stage which are subject to the development being carried out in accordance with the
details approved by the local planning authority. There is no legal requirement for
the developer to obtain confirmation of discharge of conditions beyond this approval.
However, if the developer requires the Council's confirmation, he may apply afresh
(subject to the planning fee applicable at the time) for confirmation that one or more
planning conditions has been complied with.
The applicant is advised that to discharge condition 5 above the local planning
authority requires a copy of the completed agreement between the applicant and the
local highway authority under Section 38, Highways Act 1980 or the constitution and
details of a Private Management and Maintenance Company confirming funding,
management and maintenance regimes.
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BOROUGH COUNCIL OF WELLINGBOROUGH
Planning Committee

10 June 2020

Report of the Principal Planning Manager
Extension of time (if applicable): 12 June 2020
Case Officer Debbie Kirk

WP/20/00099/REM

Date received
Date valid
Overall Expiry Ward
Parish
14 February ʹ20 18 February ʹ20 19 May 2020 Harrowden & Sywell Gt Harrowden
Applicant Mr Mark Best
Agent

Mr Greg Pearce

Location Site for school W North Niort Way Wellingborough Northamptonshire
Proposal Reserved matters application pursuant to WP/16/00271/VAR,
specifically conditions 4 (a) (the layout, scale, appearance, access and
landscaping); 4 (b) vehicle, cycle and foot access routes and parking; 4
(c) hard and soft landscaping including boundary treatments and details
of street furniture and lighting; 4 (d) layout and design of public open
space; 4A (a) layout, design and specification of drainage
infrastructure; 4A (c) waste management facilities strategy and waste
audit, including arrangements for the provision of waste collection
receptacles; 6 (accordance with the planning application development
framework plan); 10 (structural landscape scheme); 19 (foul water
drainage); 20 (surface water drainage); 23 (sustainability
statement/assessment), for proposed primary school, community
centre, nursery and local children's play area (separate to the play
provided as part of the primary school), comprising vehicular parking,
hard and soft landscaping, and areas of hard and soft play, at Glenvale
Park (Wellingborough North).

PLANNING HISTORY
Fully discharged
WP/15/00001/CND
21.04.2015
Details submitted pursuant to conditions 9 (affected rights of way
protected/diverted), 12 (landscape management plan), 25 (LZC
Feasibility study) and 32 (walking and cycling audit) of planning
permission ref: WP/2012/0525/XEIA
Fully discharged
WP/15/00283/CND
29.06.2015
Details submitted pursuant to condition 16 (lighting strategy) for
parts of phase 1 infrastructure and open space planning
permission ref: WP/14/00480/REM and Phase 1A residential
areas of planning permission ref: WP/2012/0525/XEIA
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WP/20/00099/REM Site For School W North Niort Way Wellingborough

WP/15/00295/CND

WP/15/00378/VAR

WP/15/00544/CND

WP/16/00155/AMD

WP/16/00237/CND

WP/16/00271/VAR

WP/16/00458/AMD

WP/18/00225/CND

WP/18/00231/CND

WP/18/00442/CND
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Fully discharged
20.05.2015
Details submitted pursuant to condition 13 (programme of
archaeological work) for phase 1A of planning permission ref:
WP/2012/0525/XEIA
Approved
21.07.2015
Application for the proposed removal of Condition 22 of the
outline planning permission WP/2012/0525/XEIA
Fully discharged
22.10.2015
Details submitted pursuant to condition 15 (Phase 1A,
infrastructure and open space) of planning permission ref:
WP/2012/0525/XEIA).
Approved with conditions
31.03.2016
Non-material amendment to planning permission ref:
WP/2012/0525/XEIA as the routing of the foul drainage impacts
on G11 and G62 as referenced in the Tree Protection Plans and
therefore these trees are required to be removed prior to
commencing the construction of the foul drainage
Part discharged
11.07.2016
Details submitted pursuant to conditions 11 (existing landscape
features), 17 (detailed suitable modelling of watercourse), 18
(stage 2 flood risk assessment), 20 (disposal of surface water)
and 29 (highway and access works) of planning permission ref:
WP/2012/0525/XEIA
Approved with conditions
15.03.2018
S73 application to vary conditions 1-20, 24-30, 32-33 and 37 of
application reference number: WP/2012/0525/XEIA
Determination pending.
Application for a non-material amendment to planning permission
ref: WP/14/0480/REM to update the road surfacing details for the
Phase 1 (part) highways infrastructure. The highway surfacing
has been amended from block paving to a finish of bitumen with
coloured chippings in the aggregate.
Application withdrawn by authority;
06.04.2018
Details submitted pursuant to condition 29 (highway and access
works) of planning permission ref: WP/2012/0525/XEIA SUBMITTED VIA PORTAL - SEE WP/18/00231/CND
Refused
04.06.2018
Details submitted pursuant to condition 29 (highway and access
works) of planning permission ref: WP/2012/0525/XEIA
Part discharged
06.06.2019
Details submitted pursuant to conditions 5a (phasing programme),
9 (public rights of way), 11 (existing landscape features), 13
(archaeology), 15 (construction management plan), 16 (lighting
strategy) 17 (Harrowden brook remodelling), 18 (Stage 2 Flood
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WP/18/00608/CND

WP/19/00112/CND

WP/19/00757/CND

WP/20/00099/REM

WP/2012/0458

WP/2012/0525
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risk assessment), 24 (Low/zero carbon feasibility study) and 30
(walking and cycling audit) of planning permission ref:
WP/16/00271/VAR - (part discharge of conditions 5a, 11, 13, 15,
16, 17 and 18)
Part discharged
12.10.2018
Details submitted pursuant to condition 29 (highway and access
works) relating to phase 1B of planning permission ref:
WP/2012/0525/XEIA
Part discharged
12.06.2019
Details submitted pursuant to condition 5 (design code - partial
discharge in so far as it relates to Phase 1) of planning permission
ref: WP/16/00271/VAR
Determination pending.
Details submitted pursuant to condition 27 (partial discharge)
(detailed development phasing plan for all highway and access
works - Phase 1) of planning permission ref: WP/16/00271/VAR
Determination pending.
Reserved matters application pursuant to WP/16/00271/VAR,
specifically conditions 4 (a) (the layout, scale, appearance,
access and landscaping); 4 (b) vehicle, cycle and foot access
routes and parking; 4 (c) hard and soft landscaping including
boundary treatments and details of street furniture and lighting; 4
(d) layout and design of public open space; 4A (a) layout, design
and specification of drainage infrastructure; 4A (c) waste
management facilities strategy and waste audit, including
arrangements for the provision of waste collection receptacles; 6
(accordance with the planning application development
framework plan); 10 (structural landscape scheme); 19 (foul water
drainage); 20 (surface water drainage); 23 (sustainability
statement/assessment), for proposed primary school, community
centre, nursery and local children's play area (separate to the play
provided as part of the primary school), comprising vehicular
parking, hard and soft landscaping, and areas of hard and soft
play, at Glenvale Park (Wellingborough North).
Approved
19.12.2012
Details of Design Codes pursuant to conditions 5 and 6 of the
Secretary of State's decision dated 23/02/2010 (Council Ref:
WP/2008/0150/OEIA) to grant outline permission for up to 3000
dwellings, retail and commercial facilities, non-residential and
educational institutions, open spaces and parklands, employment
and related infrastructure - amended document.
Approved with conditions
14.01.2013
Application for a new outline planning permission to replace an
extant outline planning permission, in order to extend the time
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limit for implementation for Ref: WP/2008/0150/OEIA for up to
3000 dwellings, retail and commercial facilities, non-residential
institutions (including primary schools and nurseries) a
neighbourhood centre (comprising transport interchange, noninstitutional and community facilities), open spaces and parkland,
associated facilities and infrastructure (comprising utilities gas,
electricity and water, sewerage and telecommunications and
diversion to existing utilities where necessary) and a reserve
corridor for the Isham-Wellingborough improvement (IWIMP).
Approved with conditions
23.02.2010
Outline proposal for: 3000 dwellings, retail and commercial
facilities, non-residential institutions (including primary schools
and nurseries) a neighbourhood centre (comprising transport
interchange, non-institutional and community facilities), open
spaces and parkland, associated facilities and infrastructure
(comprising utilities gas, electricity and water, sewerage and
telecommunications, and diversion to existing utilities where
necessary) and a reserve corridor for the Isham-Wellingborough
improvement. In accordance with the provisions in the Town and
Country Planning (Environmental Impact Assessment) (England
and Wales) Regulations 1999, an environmental impact
assessment has been submitted with the application This is an
identical application/proposal to planning application
WP/2007/0750/OEIA Allowed on appeal
Refused
04.02.2009
Outline proposal for: 3000 dwellings, retail and commercial
facilities, non-residential institutions (including primary schools
and nurseries) a neighbourhood centre (comprising transport
interchange, non-institutional and community facilities), open
spaces and parkland, associated facilities and infrastructure
(comprising utilities gas, electricity and water, sewerage and
telecommunications, and diversion to existing utilities where
necessary) and a reserve corridor for the Isham-Wellingborough
improvement. In accordance with the provisions in the Town and
Country Planning (Environmental Impact Assessment) (England
and Wales) Regulations 1999, an environmental impact
assessment has been submitted with the application.
Application withdrawn/undetermined
Residential and ancillary development.
Application withdrawn/undetermined
Residential and ancillary development, public open space and
social and community development.
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Reason(s) for committee consideration
- The principal planning manager has requested the planning application is
determined by committee

THE SITE AND SURROUNDINGS
The school, community centre and nursery site is located on the northern side of Niort
Way (A509) and has been set aside for residential development as part of a wider
sustainable urban extension to the north of Wellingborough known as Glenvale Park.
The application site was formerly part of an agricultural field.
The main spine roads and strategic sustainable drainage and associated strategic
areas of public open space to serve phases 1 and 1A of the urban extension are
currently being constructed. The application site lies to the north of the new spine road
identified as Park Drive on figure 10 'indicative internal route typologies', on page 16 of
the design code. The application sites lies to the north of an area of public open space
containing sustainable urban drainage/swales, and sports pitches. To the north of the
application site lays parcel R6 which has reserved matters consent for residential
development and parcel R7 identified for residential development on the approved
development framework plan for phase 1. To the west lies part of parcel R5 which has
reserved matters consent for residential development. To the east lies parcel R8B also
identified for residential development on the approved development framework plan for
phase 1. Please note reserved matters consent reference WP/19/00380/REM has
been granted for 261 dwellings on parcels R5 and R6. The parcel would be accessed
off the western and eastern spine roads served off Niort Way.
The school, community centre/pre school nursery and open space parcel F0S1 are
constrained along the northern and southern boundaries by spine roads. The eastern
boundary abuts an area of open space containing a swale beyond which lies a spine
road and residential parcel R8. The western boundary is constrained by an area of
open space beyond which lies residential parcel R5.
BACKGROUND
The application site is part of a wider development for a sustainable urban extension
known as Glenvale Park, which includes up to 3000 dwellings, retail and commercial,
non-residential institutions (nurseries and primary schools) and a neighbourhood centre
(comprising a transport interchange, non-institutional and community facilities).
The original outline planning permission reference WP/2008/0150/OEIA was allowed on
appeal and granted outline planning permission in February 2010. That application was
renewed by outline planning permission reference WP/2012/0525/XEIA. Reserved
matters consent reference WP/14/00480/REM was granted pursuant to conditions 1, 4,
4a, 11, 17, 18, 20 and 29 of outline planning permission WP/2012/0525/XEIA including
details of phase 1a open space and landscaping and primary infrastructure, including
junctions with Niort Way.
An application reference WP/16/00271/VAR made under section 73 for the variation of
conditions 1-20, 24-30, 32-33 and 37 pursuant to the renewed outline planning
permission WP/2012/0525/XEIA was granted permission on 15 March 2018 following
the completion of a S106 legal agreement. This permission includes a revised
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framework plan containing a land swap between the local centre and a housing parcel
and the addition of a care home. The revised framework plan for Glenvale Park
relocates the local centre which includes a public house adjacent to Niort Way.
An application reference WP/19/00112/CND for approval of details reserved by
condition 5 (a revised phase 1 design code for Glenvale Park) pursuant to the variation
of planning permission reference WP/16/00271/VAR was granted a partial discharge of
consent on 12 June 2019. To fully comply with this condition all future applications for
reserved matters consent in phase 1 need to be in accordance with the approved
design code in addition design codes for phases 2 and 3 will need to be submitted and
approved and all future applications for reserved matters consent in phases 2 and 3 will
need to be in accordance with the approved design codes.
Reserved matters consent reference WP/16/00681/REM was granted on 18 July 2019
pursuant to conditions 4 (a) the layout, scale, appearance, access and landscaping 4
(b) vehicle, cycle and foot access routes and parking; 4 (c) hard and soft landscaping
including boundary treatments for a proposed public house/restaurant with an ancillary
first floor flat pursuant to variation to planning permission reference WP/16/00271/VAR.
Reserved matters consent reference number WP/19/00137/REM was granted on 22
August 2019 pursuant to conditions 4 (a) (the layout, scale, appearance, access and
landscaping); 4 (b) vehicle, cycle and foot access routes and parking;
4 (c) hard and soft landscaping including boundary treatments and details of street
furniture and lighting; 4 (A) (a) layout, design and specification of drainage
infrastructure; 4 (a) (b) detailed survey of existing ground levels, details of any proposed
alterations to existing ground levels, the final ground level of the development and the
finished floor levels of the buildings; 4 (A) (c) waste management facilities strategy and
waste audit, including arrangements for the provision of waste collection receptacles; 6
(accordance with the planning application development framework plan); 12 (landscape
maintenance plan); 19 (foul water); 20 (surface water), 23 (sustainability
statement/assessment); 31 (nationally described space standards) and 32 (national
accessibility standards) of variation to planning permission reference
WP/16/00271/VAR for 199 dwellings.
Reserved matters consent reference number WP/17/00377/REM was granted on 19
September 2019 pursuant to conditions 4 (a) (the layout, scale, appearance, access
and landscaping); 4 (b) vehicle, cycle and foot access routes and parking;
4 (c) hard and soft landscaping including boundary treatments; 4 (A) (a) layout, design
and specification of drainage infrastructure; 4 (a) (b) detailed survey of existing ground
levels, details of any proposed alterations to existing ground levels , the final ground
level of the development and the finished floor levels of the buildings;
4 (A) (c) waste management facilities strategy and waste audit, including arrangements
for the provision of waste collection receptacles; 20 (scheme for disposal of surface
water) of variation to planning permission reference WP/16/00271/VAR for a 66
bedroom care home for older persons.
Reserved matters consent reference WP/19/00630/REM was granted on 9 December
2019 pursuant to conditions 4 (a) (the layout, scale, appearance, access and
landscaping); 6 (accordance with the planning application development framework plan)
to variation to planning permission reference WP/16/00271/VAR for 3 no. proposed
substations within phase 1a+b at Glenvale Park (Wellingborough North).
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Reserved matters consent reference WP/18/00188/REM was granted on 19 December
2019 pursuant to WP/16/00271/VAR, specifically conditions 4 (a) (the layout, scale,
appearance, access and landscaping); 4 (b) vehicle, cycle and foot access routes and
parking; 4 (A) (a) layout, design and specification of drainage infrastructure; 6
(accordance with the planning application development framework plan); 10 (structural
landscape scheme); 12 (Landscape Maintenance Plan); 19 (foul water drainage); 20
(surface water drainage); 27 (highway and access works), to determine access and
landscaping for the area known as Phase 1b infrastructure and open space at Glenvale
Park (Wellingborough North) - Additional information and amended plans (Part
retrospective) pursuant to WP/16/00271/VAR, specifically conditions 4 (a) (the layout,
scale, appearance, access and landscaping); 4 (b) vehicle, cycle and foot access
routes and parking; 4 (A) (a) layout, design and specification of drainage infrastructure;
6 (accordance with the planning application development framework plan); 10
(structural landscape scheme); 12 (Landscape Maintenance Plan); 19 (foul water
drainage); 20 (surface water drainage); 27 (highway and access works), to determine
access and landscaping for the area known as Phase 1b infrastructure and open space
at Glenvale Park (Wellingborough North) - Additional information and amended plans
(part retrospective).
Reserved matters consent reference WP/19/00706/REM was granted on 19 February
2020 pursuant to WP/16/00271/VAR, specifically conditions 4 (a) (the layout, scale,
appearance, access and landscaping); 4 (b) vehicle, cycle and foot access routes and
parking; 4 (A) (a) layout, design and specification of drainage infrastructure; 6
(accordance with the planning application development framework plan); 10 (structural
landscape scheme); 11 (existing landscape features); 12 (Landscape Maintenance
Plan); 15 (Construction Management Plan); 16 (Lighting Strategy); 19 (foul water
drainage); 20 (surface water drainage); 27 (highway and access works), to determine
access and landscaping for the area known as Phase 1c infrastructure and open space
at Glenvale Park serving parcels R8a and R8b.
Reserved matters consent reference WP/19/00758/REM was granted on 18 March
2020 pursuant to WP/16/00271/VAR, specifically conditions 4 (a) (the layout, scale,
appearance, access and landscaping); 4 (b) vehicle, cycle and foot access routes and
parking; 4 (A) (a) layout, design and specification of drainage infrastructure; 6
(accordance with the planning application development framework plan); 10 (structural
landscape scheme); 11 (existing landscape features); 12 (Landscape Maintenance
Plan); 15 (Construction Management Plan); 16 (Lighting Strategy); 19 (foul water
drainage); 20 (surface water drainage); 27 (highway and access works), to determine
access and landscaping for the area known as RMA 2 infrastructure and open space at
Glenvale Park serving parcels R7 and R9.
A Reserved matters application reference WP/17/00525/REM pursuant to conditions 4
(a) (the layout, scale, appearance, access and landscaping); 4 (b) vehicle, cycle and
foot access routes and parking; 4 (c) hard and soft landscaping including boundary
treatments and details of street furniture and lighting; 4 (A) (a) layout, design and
specification of drainage infrastructure; 4 (a) (b) detailed survey of existing ground
levels, details of any proposed alterations to existing ground levels, the final ground
level of the development and the finished floor levels of the buildings; 4 (A) (c) waste
management facilities strategy and waste audit, including arrangements for the
provision of waste collection receptacles; 6 (accordance with the planning application
development framework plan); 31 (nationally described space standards) and 32
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(national accessibility standards) of planning application WP/16/00271/VAR for 40
dwellings - amended description and plans + design code compliance and access
statement is pending determination by the planning committee at the meeting being
held on 10 June 2020.
A reserved matters application reference WP/20/00100/ REM pursuant to
WP/16/00271/VAR, specifically conditions 4 (a) (the layout, scale, appearance, access
and landscaping); 4 (b) vehicle, cycle and foot access routes and parking; 4 (c) hard
and soft landscaping including boundary treatments ;4 (d) layout and design of public
open space; 4A (a) layout, design and specification of drainage infrastructure; 4A (c)
waste management facilities strategy and waste audit, including arrangements for the
provision of waste collection receptacles; 6 (accordance with the planning application
development framework plan); 10 (structural landscape scheme); 19 (foul water
drainage); 20 (surface water drainage); 23 (sustainability statement/assessment), for
proposed local centre, comprising 968m2 of Use Class A1 (food retail and commercial
units), 162 m2 of Use Class A3 (food and drink unit), 5 no. apartments of Use Class C3,
and 538m2 of Use Class D2 (gym) with associated parking, landscape works, at
Glenvale Park (Wellingborough North) is pending determination by the planning
committee at the meeting being held on 10 June 2020.
A pre-application meeting was held on 18 December 2019 with the applicant, their
agent, a representative from each of the following Northamptonshire police,
Northamptonshire highways, Northamptonshire education services and planning
obligations, the council's landscape officer. Written responses were received from the
principal urban designer and senior landscape consultant from places services on
behalf of JPDU, Anglian Water, Northamptonshire principal project officer (ecology) and
Northamptonshire archaeological officer. A detailed written response was issued after
the meeting summarising all the written responses received and setting out suggested
changes or issues which needed to be considered further as part of any reserved
matters application.
COMPLIANCE WITH S106 LEGAL AGREEMENT
Schedule 2, part 10 (notice of election to construct phase 1 primary school), paragraph
2 states: "There shall be no commencement of development on phase 1 until:2.1 The phase 1 owners have notified the county council in writing as to whether either:2.1.1 they elect to construct the premises for primary school in lieu of payment of the
phase 1 primary education contribution in which case the provisions of paragraphs 7 to
11 shall apply" or
2.12 they elect not to construct the premises for the primary school 1 and will make
payment of the phase 1 primary education contribution in which case the provisions of
paragraph 3 to 6 shall apply".
Paragraph 7 states: " If the phase 1 owners elect to construct the premises for the
primary school they shall submit with their election the primary school specification and
the primary school delivery programme for the premises for primary school and the
proposed and precise boundaries and boundary treatment of the primary school site to
the county council for its approval".
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Paragraph 8 states: "If the county council refuses to approve the proposed primary
school specification and or primary school delivery programme and or the precise
boundaries of the primary school site the phase 1 owners and the county council shall
use reasonable endeavours to agree a primary school specification and or primary
school delivery programme (which may require amendments to such specification as
originally proposed) and or the proposed precise boundaries and boundary treatment of
the primary school site 1 and the county council may request such additional
information as it may reasonably require to enable it to approve the primary school
specification and or the primary school delivery programme but if the county council
have not approved a primary school specification and or primary school delivery
programme (as applicable) within 60 working days of the issue of the county council's
notification of its refusal to approved either party may refer the matter to a specialist for
determination under the dispute resolution procedure".
Paragraph 9 states: "No more than 150 dwellings shall be occupied in phase 1 until:
9.1 the county council has given its approval of the primary school specification and the
primary school delivery programme under paragraph 7 above or (as applicable) the
primary school specification and primary delivery programme have been determined
under the dispute resolution procedure; and
9.2 the precise boundary treatment of the primary school site 1 have been agreed by
the county council".
In accordance with schedule 2, part 10 (Notice of election to construct Phase 1 primary
school) paragraph 2.1 of the S106 legal agreement in relation to variation to planning
permission WP/16/00271/VAR, the applicant Northants LLP submitted an email dated
12 December 2018 to Northamptonshire County Council confirming they are electing to
construct the premises for primary school 1 in lieu of payment of the phase 1 primary
education.
On 20 May 2020 the Northamptonshire senior project manager for developer
contributions advised in an email that:"The County Council notes that in accordance with Schedule 2 Part 10 Paragraph 2.1 of
the S106 Agreement the Phase 1 Owners have submitted notification of their election to
construct the premises for primary school 1 on the Wellingborough North development,
in lieu of payment of the phase 1 primary education contribution. In accordance with the
terms of the section 106 agreement (Schedule 2 Part 10 Paragraph 7), with their
election to construct the premises the phase 1 owner must also submit the primary
school specification and primary school delivery
programme for primary school 1 and the proposed and precise boundaries and
boundary treatment of the primary school site to the County Council for its approval, as
defined by the S106. The County Council confirms in accordance with Schedule 2 Part
10 Paragraph 9
that the obligations required on the part of the Phase 1 Owner under Schedule 2 Part
10 Paragraph 2 and Paragraph 7 of the S106 Agreement have been satisfactorily
complied with by the Phase 1 Owner".
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APPLICATION PROPOSAL
This amended application seeks reserved matters consent pursuant to variation to
planning permission reference WP/16/00271/VAR, specifically in relation to conditions 4
(a) (the layout, scale, appearance, access and landscaping); 4 (b) vehicle, cycle and
foot access routes and parking; 4 (c) hard and soft landscaping including boundary
treatments and details of street furniture and lighting; 4 (d) layout and design of public
open space; 4A (a) layout, design and specification of drainage infrastructure; 4A (c)
waste management facilities strategy and waste audit, including arrangements for the
provision of waste collection receptacles; 6 (accordance with the planning application
development framework plan); 10 (structural landscape scheme); 19 (foul water
drainage); 20 (surface water drainage); 23 (sustainability statement/assessment), for
proposed primary school, community centre, nursery and local children's play area
(separate to the play provided as part of the primary school), comprising vehicular
parking, hard and soft landscaping, and areas of hard and soft play, at Glenvale Park
(Wellingborough North).
The application was accompanied by a design and access statement, a technical note
on surface water drainage and flood risk, bream pre-assessments for the primary
school, community centre and nursery.
The proposed development will comprise:
The delivery of a 2 form of entry (FE) primary school accommodating up to 420 pupils,
designed to allow for expansion to a 3FE in future accommodating up to 630 pupils.
The school building and grounds are to be delivered on a site of 2.1 hectare as required
under the terms of the signed s106 agreement dated 16 March 2018. The primary
school will be for educating children between the ages of 4 and 11 years of age.
The delivery of a multi purpose community centre with a gross internal area of not less
than 540 square metres which shall include a community space/hall, communal
facilities, a kitchen, toilets including disabled and baby changing facilities and offices
for reception or police use.
The delivery of a pre school children's day nursery accommodating children between
the ages of 0 -5 years including a sleeping/sensory room, kitchen, dining area,
dedicated classrooms for different ages of children, staff facilities and an external
covered and uncovered play area. A total of 20 children can be accommodated in the 0
-2 year room, a further 20 children in the 2 -3 year room and 35 children in the 3 -5 year
room.
The delivery of a locally equipped area of play (LEAP) with equipment and laid out for
children who are beginning to go out for play independently. The LEAP will serve
dwellings within a radius of 535 metre radius.
The delivery of a neighbourhood equipped play area (NEAP) specifically designated,
laid out and equipped for older children with play opportunities for younger children.
The LEAP will serve dwellings within a radius of 600 metre radius.
The design of the LEAP and NEAP builds on the principles set out in the design code
and seeks to blend natural landscape elements such as earth mounding, logs, boulders
and grassland meadows with timber and metal play equipment to create an overall
structure for the area.
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The delivery of a multi use games area (MUGA) an outdoor fenced area with built in
goal posts for various types of sports and games including football, basket ball and
tennis.
ENVIRONMENTAL IMPACT ASSESSMENT
As the original outline planning application and variation of condition applications were
EIA development, this application is regarded as a subsequent EIA application. Under
the Town and Country Planning (Environmental Impact Assessment) Regulations 2017
subsequent EIA applications including reserved matter applications and applications
requiring approval before development can commence e.g. approval of conditions. As
part of the requirements therefore, the process of screening must be carried out.
It is considered that the proposed development as described by the applicant is a
subsequent EIA application but that the original EIA submitted with the outline planning
application and update environmental statement submitted with the subsequent
variation of condition applications adequately addresses the environmental effects of
the proposal. Therefore in accordance with Regulation 9 (2) of the EIA 2017
Regulations, where the environmental information already before a local planning
authority is considered to be adequate to assess the environmental effects of a
development, that information shall be taken into consideration in the determination of a
subsequent application.
As such the original environmental statement and update information has therefore
been taken into account and it is considered that no further information is required in
order to assess the environmental effects of the development.
NATIONAL GUIDANCE, DEVELOPMENT PLAN POLICY AND SUPPLEMENTARY
PLANNING DOCUMENTS/GUIDANCE
National Planning Policy Framework (NPPF) (19 February 2019)
Planning Practice Guidance (PPG)
National Design Guide (PPG) (September 2019)
North Northamptonshire Joint Core Strategy -Part 1 of the local plan (JCS)
Policies:
1 (presumption in favour of sustainable development)
2 (historic environment)
3 (landscape character)
4 (biodiversity and geodiversity)
5 (water environment, resources and flood risk management)
8 (North Northamptonshire place shaping principles)
9 (sustainable buildings and allowable solutions)
10 (provision of infrastructure)
11 (network of urban and rural areas)
15 (well connected towns, villages and neighbourhoods)
Plan for the Borough of Wellingborough - Part 2 of the local plan (PBW)
Policies
H1 (urban housing allocations)
Site 2 (Wellingborough north)
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Supplementary planning documents/guidance:
Sustainable Design
Biodiversity
Trees on Development Sites
Planning Out Crime in Northamptonshire
Parking
SUMMARY OF REPLIES TO CONSULTATIONS/REPRESENTATIONS RECEIVED
1. Northamptonshire Highways - raise no objection to the proposal on highway
grounds.
2. Northamptonshire archaeological officer - recommends the application area has
previously been subject to archaeological evaluation. The evaluation did not identify any
archaeological activity and as such no archaeological mitigation is required.
3. Northamptonshire principal project officer planning obligations - recommends
that the Northamptonshire County Council's education service has been involved in preapplication discussions with the applicant and with the Borough Council in order to
provide further clarification and recommendations on the design and operational
requirements of the school. In summary, the principal requirement is for the
specification of the primary school to be in accordance with the guidance provided by
the Department for Education's Building Bulletin 103, which sets out the benchmark
space and design standards for all new school buildings.
4. Northamptonshire police - recommends conditions are imposed requiring details of
the external CCTV coverage of the plaza and car parks; the implementation of the
approved detailed boundary treatment and detailed landscaping schemes. An
Informative should be added to any consent to ensure that all external doorsets
including emergency escape doors in the primary school, community centre and preschool nursery shall be certified to Pass 24 2016 LPS 1175 SR 2 STS 202 BR 2 or
equivalent. All external glazing below 1.8 metres in the primary school, community
centre and pre-school nursery must be certified to P2A rating.
5. Northamptonshire local lead flood authority - recommends there is sufficient
information available to partially discharge conditions 4 A (a) and 20 of
WP/16/00271/VAR to which this application refers.
6. Northamptonshire principal development control officer - provided the following
comments on the design and layout of the school:
- The route into the school site seems overly long with children having to walk all the
way round the building to access their classrooms. Perhaps, a further access gate
could be added to at the other end of the school site or allowing use of the main
entrance?
- If the school was to be extended in future, this would adversely affect the operation of
the school on a daily basis by effectively severing the current pupil access into the
school and play areas. Further options should be considered?
- Perhaps, it may be worth considering switching round the landscaping area and car
parking at the front of the school site as any future expansion with the current plans
might result in the loss of the landscape area and planting.
- There does not appear to be any measures/mitigation included within the fabric of the
proposed building such as high level low maintenance bird or bat boxes?
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- I note that a BREEAM assessment has been submitted with the application but there
does not appear to be any measures or mitigation included?
7. Environment Agency has no objection to the application as submitted.
8. Anglian Water - recommends they have reviewed the applicant's submitted foul
drainage information detailed on drawing number 27391/2089/004 Rev A and consider
that the impacts on the public foul sewerage network have been adequately addressed
at this stage.
Anglian Water have reviewed the applicants submitted surface water drainage
information detailed on drawing number 27391/2089/004 Rev A and the proposed
method of surface water management does not relate to Anglian Waters operated
assets. As such, Anglian Water is unable to provide comments on the suitability of the
surface water management. The local planning authority should seek the advice of the
lead local flood authority or the Internal Drainage Board.
9. Commission for Darker Skies - has reviewed the BREEAM pre-assessment and
the design and access statement relating to this application. External lighting is
mentioned in the sustainability statement table 4.4 but there is little comment made
regarding minimising energy waste from light pollution and glare that we can view to
date. CFDS hopes that a full lighting assessment will accompany a detailed lighting
scheme submission to BCW for approval in the near future and we would welcome the
opportunity to make comment on this.
10. Sport England - recommends that the proposed development does not fall within
either our statutory remit (Statutory Instrument 2015/595), or non-statutory remit
(National Planning Policy Guidance (PPG) Par. 003 Ref. ID: 37-003-20140306),
therefore Sport England has not provided a detailed response in this case.
11. The council's environmental protection officer - has no comments or objections
to make on this application for land contamination.
12. The council's environmental protection team leader (noise, odour and air
quality - recommends that conditions are imposed in relation to an acoustic
assessment, details of noise and vibration of any plant or ducting, details of an
acoustically insulated scheme for the community centre, a noise management plan for
the community centre and MUGA, limiting the use of the MUGA to between 08:00 to
20:00 and details of a scheme for the extraction and treatment of fumes and odours
together.
13. Senior landscape consultant on behalf of JPDU - supports the alterations that
have been to the landscape proposal since they were last consulted on the play space
proposal. However, recommend that the following are taken into consideration prior to
the determination of any reserved matters consent:
- the site demonstrates innovation and sustainable design through the use of features
such as green roofs and walls;
- there is continuity and therefore those species prescribed within the Middle Glenvale
character area should be present periodically throughout. For instance, hedgerow
species; Acer campestre, Crategus monogyna and/or Berberis spp. should be
incorporated;
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- the pedestrian routes through the elliptical beds feel unnecessary. They would
suggest the beds are smaller, leaving more space for outdoor community/school
events;
- the proposed site plan drawing number (SK) 001 Rev K makes reference to a 'habitat
area', however there is no details of this on any of the submitted landscape plans;
- to ensure colour continuity, we would recommend the knee railings on the northern
play space boundary are dark green/black. Recycled plastic knee rails in these colours
are available from many suppliers.
14. Principal urban designer on behalf of JPDU - recommends that conditions
should be imposed seeking material samples for the primary school, and community
centre/pre-school nursery and details of the artwork to be installed to the atrium of the
school.
15. Neighbours - two letters have been received from occupiers of properties in the
vicinity of the site raising the following concerns:
- There do not appear to be any plans for a doctor's surgery to serve this new
development. 3000 houses could generate a further 12,000 patients wanting to register
with a doctor. The nearest practice Redwell Medical Centre is not coping with the
patient numbers it currently has and recently had to wait 6 weeks for a doctor's
appointment at this surgery. A doctor's surgery or medical centre should be part of the
planning for this development.
- In respect of the new primary school this is very much welcomed however where will
the student go to school once they reach age 11 as there is no provision for a senior
school which just leaves Sir Christopher Hatton which is understood to be over
subscribed.
- Understand that there is a need for houses to be built but surely the infrastructure in
respect of roads, schools and medical facilities should meet the needs of the
development.
- Highly support the need for another primary school to accommodate the growing
population of Wellingborough.
- However there is an even higher need for another secondary school in
Wellingborough or even 2. To only have 3 secondary schools that are already
oversubscribed is not realistic. There are concerns when the time comes to apply for
my eldest in 4 years that with the current population growth it will be almost impossible
to get a place. Would highly support and welcome a secondary school on this site and
within this area to enable children another option and in particular one close by to walk
to and ease school traffic congestion. As well as for the surrounding villages such as
Isham, Little Harrowden etc. Also to have a primary school and also secondary school
on this site alongside a community centre believe could provide an opportunity for
school children to somehow be involved in community volunteering activities.
ASSESSMENT AND REASONED JUSTIFICATION
The proposal raises the following main issues:
- conformity with the development plan and material considerations;
- design, layout and the effect on the character and appearance of the surrounding
area;
- effect on landscape visual amenity;
- effect on archaeology;
- effect on flood risk and surface water drainage;
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- effect on foul sewage;
- effect on noise:
- effect on biodiversity;
- effect/impact on the living conditions of the neighbouring occupiers and the future
occupiers of the development;
- effect/impact on highway safety in relation to the proposed access arrangement and
parking provision;
- contamination;
- crime and disorder;
- conditions
Conformity with the development plan and material considerations
Section 38(6) of the Planning and Compulsory Purchase Act 2004 states that "If regard
is to be had to the development plan for the purposes of any determination to be made
under the Planning Acts, the determination must be made in accordance with the
development plan unless material considerations indicate otherwise."
Policy 1 of the JCS is clear that when considering development proposals, the local
planning authority will take a positive approach that reflects the presumption in favour of
sustainable development as set out within the revised NPPF.
Policy 7 (a) of the JCS states "development should support and enhance community
services and facilities where appropriate by providing on site where necessary or
contributing towards accessible, new or enhanced community services and facilities to
meet the needs arising from the development utilising, where possible opportunities for
the co-location of facilities or the use of existing suitable sites".
Policy 10 of the JCS states "development must 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".
Policy 10 (a) states "to achieve this, a combination of funding sources will be sought to
deliver the infrastructure required by the plan. Developers will either make direct
provision or will contribute towards the provision of infrastructure required by the
development either alone or cumulatively with other developments".
Policy Site 2 of the PBW sets out development principles for the Wellingborough North
SUE. Criterion I requires primary schools to serve the development co-located with pre
school and nursery provision in neighbourhood centres.
Condition 6 of the variation to planning permission reference WP/16/00271/VAR
requires each reserved matters application to substantially accord with the development
framework plan (drawing numbered BBD008/010/BH received on 21 July 2016) and be
accompanied by a written statement which demonstrates compliance.
The proposed uses of the site will comprise of a use falling within use classes D1 (non residential institutions) as defined by the Town and Country Planning (use class) order
1987 - primary school, day nursery and community centre.
The principle of the development of the application site with a primary school colocated with a pre- school nursery and a community centre has been established
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through the revised development framework plan for the SUE under condition 6 of the
varied outline planning permission reference WP/16/0271/VAR and would be in
accordance with policies 7 (a), 10 (a) of the JCS, policy site 2 (I) of the PBW. The
proposed development would meet an identified need for a primary school, community
centre and pre- school nursery and their location in the central area of phase 1 of the
SUE is acceptable.
However, the acceptability of the scheme would be dependent on compliance with other
detailed planning policies and material considerations discussed in detail below:
Design, layout and the effect on the character and appearance of the surrounding
area
JCS at policy 8 (d) (i) and (ii) describes the principles that proposed development must
take into account with regards to its effect on the character and appearance of an area.
The government at paragraph 127 (a) - (d) of the revised NPPF attach great importance
to the design of built development. It goes on to advise that planning decisions should
ensure that development will function well and add quality of the overall area; not just
for the short term but over the life time of a development; are visually attractive as a
result of good architecture, layout and appropriate and effective landscaping; are
sympathetic to local character and history, including the built environment and
landscape setting, while not discouraging appropriate innovation and change; establish
or maintain a strong sense of place, using the arrangements of streets, space, building
types and materials to create attractive, welcoming and distinctive places to live, work
and visit.
The National Design Guide, illustrates how well-designed places that are beautiful,
enduring and successful can be achieved in practice. It forms part of the Government's
collection of planning practice guidance and should be read alongside the separate
planning practice guidance on design process and tools.
Section 2.7 of the phase 1 design code provides guidance and design parameters for
new within the proposed primary school.
The key design code requirements are:- the school will provide accommodation in accordance with the requirements of the
local education authority.
- the building will address the public street, and the main entrance will be clearly visible.
A forecourt should be provided to facilitate drop off and pick up on foot.
- car parking for school staff will be set back from the street and will be screened from
view.
- the materials and colours used for the school should observe those prescribed for the
Middle Glenvale character area. However, scope exists for the use of a wider material
palette where this facilitates innovative and sustainable design; and
- features such as green roofs and walls for example will be permissible.
This application comprises the provision of two buildings on a 2.10 hectare school and
0.12 hectare community centre parcels in phase 1. In addition a LEAP, NEAP and
MUGA are to be provided on a 0.71 hectare parcel known as F0S1. Reserved matters
approval is sought for access, appearance, landscaping, layout, scale.

Planning Committee
10 June 2020

51 of 191

Appearance
The design code states "the materials and colours used for the school should observe
those prescribed for the Middle Glenvale character area. However, scope exists for the
use of a wider material palette where this facilitates innovative and sustainable design."
The primary school, community centre and pre-school nursery have been designed in a
contemporary style to compliment the design, scale and massing of the proposed
surrounding residential development. The primary school is to be constructed in red
brickwork with projecting brick features and coloured cladding panels. The roof is to be
a standing seam type dark grey in colour. The eaves have been broken by extending
the coloured cladding panels to above the roof line to create small parapets. The depth
of eaves profile has been reduced. The single storey roofs would contain a total of six
ridge skylights (three on each side) which would provide natural daylight over six break
out areas located in an internal central corridor. The roof of the two storey element
would include a roof light over the library which would not be a visible feature in the
street scene. The proposed primary school building and combined community centre
and pre-school buildings will incorporate grey coloured framed windows which are
designed to be set back into the façade to create deep reveals. Feature curtain walling
is to be incorporated into the primary elevation of the primary school and community
centre building. These areas of coloured cladding panels are primarily to highlight the
entrance doors to the class rooms.
The principal urban designer on behalf of the JPDU supports the depth of the eaves
being reduced and the use of cladding in lieu of coloured render. However, it is
considered that more could be done architecturally by way of metallic effect panels to
create visual interest which would be more aligned with the general design of the
school. The principal urban designer on behalf of the JPDU would not object to the use
of coloured cladding. A condition should be imposed requiring material samples for the
cladding panels to ensure that these are a single sheet of cladding as opposed to a
number of panels joined together which could lead to discolouration of the joints and
edges over time.
The principal urban designer on behalf of the JPDU also considers there is an
opportunity to provide public art within the recessed 'atrium' space leading to the school
entrance. This could be suspended from the canopy or integrated into the vertical
glazing. The applicant has suggested in a visual of the front entrance of the school that
artwork could be applied to glass (fitted or manifestation) above the entrance atrium
and there could be a wall mounted art panel provided in the wall adjacent to the
entrance door to the school. A condition should be imposed requiring details of the
proposed art work to be provided.
The principal urban designer on behalf of the JPDU recommends that corner turning
windows would be a good architectural element to add to the school building to further
enhance views for the future pupils out onto the green space which surrounds the
school. The applicant agent advises that "the inclusion of corner turning windows could
by their definition only be possible to the four corners of the building and therefore only
achievable in 4 classrooms. There is a generous and consistent provision of windows
currently proposed in each classroom, the views out would not necessarily be increased
by including corner turning windows. To incorporate corner windows into the four
classrooms would impinge the functionality of the classroom, namely by encroaching on
the 'teaching walls'."
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The proposed primary school is predominantly a single storey building with the massing
of the hall and LRC blocks complimenting the scale of adjacent development. The
proposed boundary treatment where facing on to the plaza (in front the classrooms
serving year 1) would consist of a 1.2 metre high metal railing fence above a 0.6 metre
high brickwork wall providing a boundary treatment with an overall height of 1.8 metres.
The principal urban designer on behalf of JPDU supports this proposed boundary
treatment onto the plaza.
The community building is designed in a similar contemporary style to the school and
encompasses double height space in its interior. The building also has a full height
glazed curtain wall entrance.
The pre-school nursery building is entirely a single storey mass and continues the
contemporary design style of the community centre and school. The entrance is
emphasised by a metal clad frame which extends above the eaves line of the roof. The
building incorporates large window openings with low cill heights to allow the small
children views out. The outdoor space is enclosed by a 2.2 metres high wall.
No neighbour objections have been received in relation to the amended proposed
appearance of the proposed development.
Subject to conditions requiring material samples and details of the proposed artwork
around the atrium entrance to the primary school from the plaza the appearance of the
proposed primary school, community centre and pre-school nursery are considered to
be appropriate and in accordance with policy 8 (d) (i) and (ii) of the JCS, the parameters
set out in the design code in relation to appearance and condition 4 (a) (appearance) of
the variation to outline planning permission reference WP/16/00271/VAR.
Layout
The approved design code states "the building will address the public street, and the
main entrance will be clearly visible. A forecourt should be provided to facilitate drop off
and pick up on foot".
The main primary school building is sited so that part of the main body of the building
runs parallel with the main spine road thereby positively addressing the street frontage.
The main body of the school is generally linear in form with the exception of one angle
change with the plan form. The school building would be set back from the road to
enable a formal plaza area to be provided incorporating formal planting zones. The set
back would allow parents and pupils at the primary school to gather at drop up and pick
up times away from any vehicular traffic. The plaza area has direct footpath linkages to
the housing development located to the north, east and west. Pupils will enter their
classrooms along the front and rear elevations of the buildings negating the need to use
the main public entrance. The proposed primary school would positively address the
public street and includes a forecourt area to drop off and pick up by foot.
A 2.2 metre high black weldmesh fence with lockable gates provides security and
privacy to classrooms along the northern eastern and part of the southern boundary.
CSA drawing number 2290/134 Rev C shows a native hedgerow supplemented with
trees would be planted along the inside of the northern boundary fence where the
weldmesh fencing is proposed. A 0.6 metre high wall with 1.2 metre high railings would
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be provided along the western boundary and part of the southern elevation, thus adding
visual interest to the development.
The primary school entrance would be located adjacent to the main hall. Drawing
number (SK) 013 details the main lobby/waiting area providing an airlock between the
street and the school which would be controlled by the receptionist. The layout allows
the schools two halls and studio to be used by the community outside of school hours
without requiring the remainder of the school to be open. A central corridor provides
access to classrooms on either side. Northamptonshire education team are satisfied
with the detailed proposed airlock configuration.
The principal urban designer for the JPDU would have preferred the kitchen and bin
store to be located in a more discreet location and not in a front of house location.
The applicant's agent advises that "the bin store serving the primary school has been
located within the confines of the building with the only external evidence of its
existence being the discrete louvred doors. The positioning and appearance of kitchen
window and door do not outwardly define this as a 'back of house' operation and are no
more or less prominent than the windows and doors from classrooms. The delivery area
has been designed to be unobtrusive and to receive the same surface treatment as the
plaza area".
The approved design code states "the school will provide accommodation in
accordance with the requirement of the local education authority".
Classroom layouts have been amended to provide 3 square metres for pupil's coats
located directly off classrooms.
The proposed internal layout has been amended to meet the minimum Department for
Education BB103 space requirements. The amended floor plans include a two form
entry school providing a hall measuring 180 square metres and a studio measuring 69
square metres. The indicative three form entry school includes the provision of a hall
measuring 180 square metres, a studio measuring 69 square metres and a studio
measuring 80 square metres. The studio measuring 80 square metres in the proposed
future extension configuration is formed by converting the specialised classroom. The
specialised classroom will be replaced by practical science and practical food which will
both be provided in any extension to three-form entry. The proposed amended design
and layout of the primary school would accord with the guidance set out in the approved
design code dated June 2019.
Northamptonshire principal development control officer raised concerns about the route
into the school site seemingly being overly long with children having to walk all the way
round the building to access their classrooms. The applicant's agent advises that "a
pupil access strategy will be developed with the end user at the appropriate time, which
may involve the repositioning of gate locations. They have generally arranged the pupil
access to provide a separate key stage 1 and key stage 2 access route and to facilitate
the option for pupils being dropped off/ picked up directly to and from the external door
of their respective classrooms. 'Pupil access routes' can be seen on amended drawing
number (SK) 016 Rev A which clarifies the applicant's intent".
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The proposed preschool nursery has been designed with a central corridor with
classrooms on one side and a kitchen, dining room, cot room and baby changing
facilities on the other. The reception area, staff room and WCs are located by the
reception lobby. A private enclosed garden is provided at the rear of the building
backing onto an area of open space containing a LEAP, NEAP and MUGA.
The community centre has a centrally located entrance foyer with the main community
hall and kitchen situated on one side and changing rooms and WCs on the other. The
buildings would front onto a wide footpath and shared car park and the flank elevation
of the nursery would face onto the proposed public open space, a 1.1 metre high black
hooped fence would provide some defensible space in front of the window serving the
0-2 years room.
The approved design code states "car parking for school staff will be set back from the
street and will be screened from view". Car parking for staff would be provided on the
south eastern part of the school site access from the main spine road. The proposed
site layout plan shown on drawing number (SK) 001 Rev L indicates that the car park
would be enclosed by 2.2 metre high black weldmesh fencing and screen along the
southern, eastern and western boundaries by shrubs and trees. The proposed design
and layout of the staff car park would accord with the guidance set out in the approved
design code dated June 2019.
No neighbour objections have been received in relation to the amended proposed
layout of the development.
The layout of the buildings is considered to be appropriate and in accordance with
policy 8 (d) (i) and (ii) of the JCS, the parameters set out in the design code in relation
to layout and condition 4 (a) (layout) of outline planning permission reference
WP/16/00271/VAR.
Scale
The scale of the proposed primary school is predominantly single storey measuring 6.5
metres to the ridge and 3.4 metres to the eaves with the exception of the two storey
school hall and learning resource area which would measure 9.9 metres. The hall is
situated in a prominent position facing onto an area of public open space designed as
part of the sustainable urban drainage system and to provide formal and informal
recreation for future residents of Glenvale Park.
The proposed community centre hall would be two storey in scale measuring 8.7
metres with a linked single storey pre-school children's nursery which would measure
6.8 metres the ridge and 3.3 metres to the eaves.
No neighbour objections have been received in relation to the amended proposed scale
of the development.
The scale of the proposed primary school and community centre development is
considered by the principal urban designer for JPDU to be broadly acceptable.
The overall scale of the proposals complies with the parameters for the scale of the
development of the primary school and community centre set out on the approved
parameters plan and in the approved the design code. The details related to scale are
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therefore considered to be acceptable and accord with policy 8 (d) (i) and (ii) of the
JCS, the parameters set out in the design code in relation to layout and condition 4(a)
(scale) of variation to outline planning permission reference WP/16/00271/VAR.
Landscaping
Policy 3 (a), (b) and (e) of the JCS states 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.
Condition 4 (c) of variation to planning permission reference WP/16/00271/VAR
requires hard and soft landscaping including boundary treatments and details of street
furniture and lighting.
Condition 4 (d) of variation to planning permission reference WP/16/00271/VAR
requires details of the layout and design of public open space.
Condition 10 of variation to planning permission reference WP/16/00271/VAR requires
details of structural landscape scheme.
The application site has been predominantly cleared, however, there is a category 'B'
oak tree which is a distinctive landscape feature currently on the site worthy of retention
within the proposed development. A key consideration would be whether the proposed
development would integrate with the adjacent land use designations.
In response to consultation comments provided by the landscape consultant on behalf
of the JPDU an amended detailed landscape scheme has been provided by applicant's
landscape consultant. The landscaping scheme seeks to create and design a series of
unified and usable open spaces that cater for a variety of uses. The scheme includes a
plaza outside the entrance to the primary school which will act as a meeting place, a
LEAP a local educational area of play for under 5's, a NEAP, a neighbourhood
educational area of play for children between the ages 5 - 12 years old, a MUGA multi
use games area and an enclosed play area for children at the pre-school nursery. The
design blends natural landscape elements such as earth mounding, logs boulders and
grass land meadows with timber and metal play equipment (finished in muted colours)
to create an overall structure for the play area.
The landscape consultant on behalf of the JPDU considers that as the school site will
act as a focal point for Glenvale Park community, given its importance, it is
recommended that the site demonstrates innovation and sustainable design through the
use of features such as green roofs and walls as specified in the Glenvale Park Design
Code.
In response to the above point the applicant's agent advises that "landscape design
seeks to achieve an appropriate balance between hard and soft elements to enable the
space to function whilst achieving the quality to enable the aspiration of creating a focal
space. The proposed shrub and hedge planting is varied and comprises species (both
native and ornamental) appropriate to the location alongside a palette of new trees that
have been selected to address issues of biosecurity. Biodiversity for the site is
enriched by retaining an existing oak tree within a long grass meadow, with new
wildflower meadows proposed to flank the mounds to the north of the play area.
Overall, the approach to the soft landscaping has been to propose species that can be
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sustained and will flourish in perpetuity and that are appropriately varied so as to
enhance the resilience of the scheme in relation to species specific pests and diseases.
The inclusion in the design code of features such as green roofs and walls are
considered to be possible options rather than requirements. The design team
considered these options but they were discarded due to the ongoing maintenance
requirements that these features would require".
The landscape consultant on behalf of the JPDU recommended there was continuity
and therefore those species prescribed within the Middle Glenvale character area
should be present periodically throughout any landscaping scheme. For instance,
hedgerow species; Acer campestre, Crategus monogyna and/or Berberis spp. should
be incorporated. The proposed landscaping scheme has been amended to specify
Acer campestre hedge planting to the southern boundary of the play area and the east
and west flanks of the green space to the southeast of the school. The proposed mixed
native hedge planting has been retained to the school boundary and the staff parking
area.
The landscape consultant on behalf of the JPDU welcomes the use of planting within
the plaza space. However, the pedestrian routes through the elliptical beds feel
unnecessary. It is suggested that the beds are made smaller, leaving more space for
outdoor community/school events.
In response to the above point the applicant's agent advises that "they feel that the
pedestrian routes facilitated by the breaks in the elliptical beds are important to enable
a high degree of pedestrian permeability to the space, particularly regarding the
north/south paved route which will provide a key linkage between the swale corridors to
the north and the park and sports pitches to the south. They feel that the scale of the
beds are proportionate to the space and provide an appropriate degree of softening.
They are concerned the scheme would lose this balance by reducing the size of the
elliptical beds. Therefore, propose to retain the current proposals".
The landscape consultant on behalf of the JPDU notes that drawing (SK) 001 Rev L
makes reference to a 'habitat area', however there are no details of this on any of the
submitted landscape plans.
In response to the above point the applicant's agent advises that "the landscape
proposals do not contain detail for the school grounds (other than the boundary tree
and hedge planting that was requested by consultees during pre-application
discussions), as this will form part of a future application. However, to give officers and
consultees a flavour of what might come forwards, a frame has been added to the
Landscape Masterplan to identify the purposes of the habitat area alongside text and
supporting images of what the area could comprise". As discussed below in the
biodiversity section a condition should be imposed on any reserved matters consent
requiring details of the proposed biodiversity enhancements to the habitat areas shown
on drawing number (SK) 001 Rev L (proposed site plan) including the types, numbers
and spacings of trees, shrubs, meadow grasses, bat, bird, insect boxes and bug hotels.
The landscape consultant on behalf of the JPDU recommends that to ensure colour
continuity, they would recommend the knee railings on the northern play space
boundary are dark green/black. Recycled plastic knee rails in these colours are
available from many suppliers.
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In response to the above point the applicant's agent advises that "one of the principles
of the play area design is to move from a more natural approach to the north (timber
equipment with mounding, meadows and grass matting) to a more 'urban' feeling to the
south adjacent to the square (metal equipment and resin bound mulch). Therefore,
they would argue that a treated softwood knee-rail to the north of the open space would
in fact be more in keeping with the materiality in this area, rather than an alternative
colour. Therefore, we propose to retain the current proposals".
No neighbour objections have been received in relation to the effect on landscape
visual amenity of the development.
Subject to conditions requiring the detailed landscaping scheme to be implemented and
details of biodiversity enhancement to the habitats areas within the grounds of the
primary school the proposed development is considered to be in accordance with
policies 3 (a), (b) and (e) of the JCS, the approved design code for phase 1 in relation
to landscaping and conditions 4 (c) (hard and soft landscaping details), (4 (d) (layout
and design of public space) and 10 (structural landscaping details) of variation to
planning permission reference WP/16/00271/VAR.
Effect on archaeology
JCS policy 2 (d) requires that where proposals would result in the unavoidable and
justifiable loss of archaeological remains, provision should be made for recording and
the production of a suitable archive and report.
Northamptonshire archaeological officer recommends that the application area has
previously been subject to archaeological evaluation. The evaluation did not identify
any archaeological activity and as such no archaeological mitigation is required.
No neighbour objections have been received in relation to the effect on archaeology.
The proposed development would comply with policy 2 (d) of the JCS.
Effect on flood risk and drainage
The JCS at policy 5 sets out a raft of sub policies aimed at preventing or reducing flood
risk.
The revised NPPF at chapter 14 sets out government views on how the planning
system should take into account the risks caused by flooding. The planning practice
guidance under the chapter titled 'flood risk and climate change' gives detailed advice
on how planning can take account of the risks associated with flooding in the
application process.
Condition 4 (A) (a) of variation to planning permission reference WP/16/00271/VAR
seeks details of the layout, design and specification of drainage infrastructure.
Condition 20 of variation to planning permission reference WP/16/00271/VAR seeks
details of a scheme for the disposal of surface water from that phase or sub-phase.
The application was accompanied by Stantec technical note reference 27391 TN026
dated 14 January 2020 in relation to surface water drainage and flood risk for the
primary school and combined community centre and nursery. The appendices included
micro-drainage calculations for different flood events.
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Section 5 of the technical note in relation to on plot surface water drainage sets out the
following points:
The primary school and community centre development comprises a surface water
drainage solution designed in accordance with the principles set out above and in the
approved flood risk assessment for the development.
Parcels FOS1, community centre and school consist of two buildings: the primary
school and the combined community centre and nursery. The finished floor levels for
each of these buildings would be 66.370mAOD and 66.850m AOD respectively.
These details are shown on Stantec drawing number 27391/2089/001 Rev B.
Surface water runoff generated by storm events up to and including the 1 in 100-year
event (plus climate change 30%) will be attenuated in the proposed attenuation basin
located to the south of the primary school site.
A gravity piped network designed in accordance with 'Sewers for Adoption 6th Edition'
will convey surface water run-off from the primary school and combined community
centre and nursery to the proposed attenuation basin via the surface water drainage
network constructed as part of the phase 1a and 1b strategic infrastructure. These
details are shown on Stantec drawing number 27391/2089/002 Rev A.
The piped network provided for the on-plot surface water drainage has been designed
and tested using MicroDrainage to ensure that there is no surcharging of manholes
occurring during the 1 in 1-year event, and no above ground flooding in the 1 in 30-year
event.
MicroDrainage output for the Network Design and Simulation Results for the 1 in 1 year,
1 in 30-year and 1 in 100 year plus climate change events are located within appendix
G of the report. The piped network has also been tested for a 1 in 100-year event plus
30% climate change to ascertain the occurrence of any flood exceedance events.
Overland flow routing details are shown on Stantec drawing number 27391/2089/003
Rev A and Simulation Results are contained within Appendix G of the report. The
simulation results show exceedance of the network for the in the 1 in 100-year event
plus climate change.
The maintenance strategy for the primary school and combined community centre and
nursery are set out on Stantec drawing 27391/2089/004 Rev A. The piped network will
be privately maintained by the primary school and combined community centre and
nursery (or agents acting on behalf of) up to its connection to the existing surface water
drainage network constructed as part of the phases 1a and 1b strategic infrastructure.
The Environment Agency has no objection to the application as submitted.
Anglian Water has reviewed the applicants submitted surface water drainage
information detailed on drawing number 27391/2089/004 Rev A and the proposed
method of surface water management does not relate to Anglian Waters operated
assets. As such, Anglian Water is unable to provide comments on the suitability of the
surface water management. The local planning authority should seek the advice of the
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Lead Local Flood Authority or the Internal Drainage Board. The Environment Agency
should be consulted if the drainage system directly or indirectly involved the discharge
of water into a watercourse. Should the proposed method of surface water
management change to include interaction with Anglian Water operated assets, we
would wish to be re-consulted to ensure that an effective surface water drainage
strategy is prepared and implemented.
Northamptonshire local lead flood authority has reviewed the following documents:
- Stantec technical note reference 27391 TN026 dated 14 January 2020 in relation to
North Wellingborough primary school and community centre reserved matters
application - surface water drainage and flood risk;
- MicroDrainage File 200117 dated 17th January 2020;
- Drawing number 27391/2089/002 Rev A (surface water and foul drainage layout);
- Drawing number 27391/2089/003 Rev A (overland routing);
- Drawing 27391/2089/004 Rev A (maintenance and adoption strategy);
Northamptonshire local lead flood authority recommends there is sufficient information
available to partially discharge conditions 4 A (a) and 20 of WP/16/00271/VAR to which
this application refers.
No objections have been received in relation to the effects of flood risk and surface
water drainage.
The proposed development would comply with policy 5 of the JCS and conditions 4 (A)
(a) and 20 of the variation to planning permission reference WP/16/00271/VAR.
Effect on foul sewage
JCS Policy 10 (b) requires new development to minimise increases in the demand for
additional/expanded water infrastructure. Whilst policy 10 (c) states that planning
permission will only be granted if it can be demonstrated that there will be sufficient
infrastructure capacity provided within an agreed timescale to support and meet all the
requirements which arise from the proposed development. Policy 10 (d) continues by
saying that the council and developers should work with infrastructure providers to
identify viable solutions to deliver infrastructure where appropriate by phasing
conditions, the use of interim measures and the provision of co-located facilities.
Condition 4 (A) (a) of variation to planning permission reference WP/16/00271/VAR
seeks details of the layout, design and specification of drainage infrastructure.
The applicant provided foul drainage strategy which sought to partially discharge
condition 19 (foul water drainage strategy) of variation to planning permission reference
WP/16/00271/VAR.
Assets Affected
There are assets owned by Anglian Water or those subject to an adoption agreement
within or close to the development boundary that may affect the layout of the site.
Anglian Water would ask that the following text be included as an informative within the
decision notice should reserved matters consent be granted.
"Anglian Water has assets close to or crossing this site or there are assets subject to an
adoption agreement. Therefore the site layout should take this into account and
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accommodate those assets within either prospectively adoptable highways or public
open space. If this is not practicable then the sewers will need to be diverted at the
developers cost under Section 185 of the Water Industry Act 1991. or, in the case of
apparatus under an adoption agreement, liaise with the owners of the apparatus. It
should be noted that the diversion works should normally be completed before
development can commence".
Wastewater Treatment
Anglian Water recommends that the foul drainage from this development is in the
catchment of Broadholme water recycling centre that will have available capacity for
these flows.
Used Water Network
Anglian Water has reviewed the applicant's submitted foul drainage information detailed
on drawing number 27391/2089/004 Rev A and consider that the impacts on the public
foul sewerage network have been adequately addressed at this stage.
No objections have been received in relation to the effects on foul sewage.
The proposed development would comply with policy 10 (b), (c) and (d) and conditions
4 (A) (a) and 19 of the variation to planning permission reference WP/16/00271/VAR.
Effect on noise
To ensure quality of life and safer and healthier communities the JCS at policy 8 (e) (ii)
states that new development should be prevented from contributing to or being
adversely affected by unacceptable levels of noise.
Chapter 15 of the revised NPPF gives advice on how local planning authorities should
prevent new development from being adversely affected by unacceptable levels of
noise pollution. The NPPF further advises that decisions should aim to avoid noise
from giving rise to significant adverse impacts on health and quality of life as a result of
new development.
The PPG offers detailed advice on Noise which was updated on 24 December 2014.
The council's environmental protection team leader in a pre-application enquiry
response recommended that an acoustic report should accompany any reserved
matters application in relation to the community centre, pre-school nursery and the
school site to ensure that there is no harmful impact from noise on residential
development which would lie in the vicinity of these sites. Should the school plan to
produce food an odour assessment may also be required in relation to kitchen
ventilation systems.
The reserved matters application was not accompanied by an acoustic assessment or
an odour assessment and the applicant's agent has requested if these assessments
could be conditioned. As the detailed design of the mechanical ventilation and any
plant would be developed post planning but ahead of commencing any works on site.
The plant for the combined pre-school nursery/ community centre would be contained
within the plant room, the nursery and community centre kitchens would be of a
domestic type and scale and not requiring large ventilation units. The plant for the
school would generally be contained within the plant room, however, a plant deck has
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been created at first floor level (behind main hall) to accommodate any required
ventilation units. The school plant deck has been intentionally designed with a high
parapet to visually conceal any plant from view but to also reduce any breakout noise
from the plant. The school kitchen extract/ventilation would be ducted internally to either
the plant room and/or the plant deck. Should any plant be required in a location other
than described above and where it would be visible this would be subject to a further
application.
The council's environmental protection officer recommends that in terms of noise there
are two elements to look at: the conflicting uses on site with noise sensitive
development for example the school and nursery and the community centre and
MUGA. On looking at the proposed plans it looks like the plant room and community
hall have been designed away from the nursery day rooms and sleeping units, which is
beneficial. It would have been useful for the plant room to the school to have been
designed to the rear away from residential, but as its not immediately adjacent to
residential this may not be as an important factor.
The BREEAM pre-assessment report highlights that in the design build the
development will adhere to the BREEAM criteria performance requirements for sound
insulation, indoor ambient noise and room acoustics or appoint a suitably qualified
acoustic consultant to provide bespoke requirements and assessment. As a result
hopefully this will assess the conflicting uses and ensure that sensitive development on
site and residential is protected.
This report also details that a noise impact assessment complaint with BS4142:2014 is
required to be produced by a suitably qualified acoustic consultant to comply with
BREEAM criteria including existing background noise levels and noise rating levels
from the assessed building.
In relation to external plant and ducting systems the environmental protection team
leader recommends that the condition set out below should be applied to any reserved
matters consent:
"Prior to the first operation of any building in any phase or sub phase, a scheme for the
control of noise and vibration of any plant (including ventilation, refrigeration and air
conditioning) or ducting system to be used in pursuance of this permission shall be
submitted to and approved in writing by the local planning authority. The development
in any phase or sub phase shall be carried out in accordance with the approved details.
The equipment shall be maintained in a condition so that the rating level of noise
emitted from the proposed plant and equipment to be installed on the site in any phase
or sub phase (determined using the guidance of BS4142:2014) shall be at least 5dB
below the existing measured background noise level (LA90,T) during both the daytime
(07:00-23:00) and night time (23:00-07:00) period, whenever it is operating as agreed
with the local planning authority. After installation of the approved plant in any phase or
sub phase, no new plant or ducting system shall be used without the written consent of
the local planning authority."
In relation to the community centre the environmental protection officer recommends
that the condition set out below should be applied to any reserved matters consent:
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"Prior to the construction above slab level of the community centre building shall be
acoustically insulated to a scheme submitted to and approved in writing by the local
planning authority. The scheme shall ensure that the background noise level at the
boundary of the site or the nearest noise sensitive dwelling does not increase. For the
avoidance of doubt calculated noise levels at the measurement point should be 5 dB(A)
below the existing background level. The approved scheme shall be fully implemented
before the first use of the community centre building".
The council's environmental protection team leader recommends a condition should be
imposed on any reserved matters consent requiring a noise management plan to be
created in relation to the community centre use and the usage of the external sports
facilities.
"Prior to the first use of the community centre and external multi use games area noise
management plan for the community centre and external multi use games area shall
be submitted and approved by the local planning authority. The approved scheme for
the community centre and external multi use games area shall be thereafter
implemented and adhered to. Any variation to the approved scheme shall have
received written approval of the local planning authority".
The council's environmental protection team leader recommends a condition should be
imposed on any reserved matters consent requiring external multi use games area use
to be permitted to operate between the hours of 08:00 and 20:00.
The BREEAM report highlights that the developer is to undertake responsible
construction practices and join the considerate contractor scheme. The environmental
protection team leader has also identified the potential for noise disturbance to existing
and future residents during the construction of the primary school, community centre
and pre-school nursery. Condition 15 of variation for planning permission reference
WP/16/00271/VAR requires a construction environmental management plan for each
phase or sub-phase to be submitted. A construction environmental management plan
shall be submitted under a separate application for approval of details reserved by
condition.
No neighbour objections have been received in relation to noise.
Subject to conditions in relation to an acoustic assessment, details of noise and
vibration of any plant or ducting, details of an acoustically insulated scheme for the
community centre, a noise management plan for the community centre and MUGA and
limiting the use of the MUGA to between 08:00 to 20:00 would comply with policy 8 (e)
(ii) of the JCS.
Effect on air quality
The East Midlands region is looking to minimise the cumulative impact on local air
quality that ongoing development has rather than looking at significance.
As the proposed development includes the provision for vehicle parking key theme of
the revised NPPF is that developments should enable future occupiers to make "green"
vehicle choices and paragraph 105 (e) "incorporate facilities for charging plug-in and
other ultra-low emission vehicles". Policy 15 (c) of the JCS seeks for the design of
development to give priority to sustainable means of transport including measures to
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contribute towards meeting the modal shift targets in the Northamptonshire
Transportation Plan.
To prepare for the increased demand for electric vehicles in future years six electric
vehicle charging points have been included on drawing number (SK) 001 Rev L
(proposed site layout plan). A condition should be imposed requiring details of the
charging points to be installed within the combined community centre and pre school
car park and the staff car park serving the primary school.
The environmental protection team leader notes that the development site will have 6
charging points available and that there is provision for cycling. The BREEAM report
also highlights that NOX emissions from boiler systems with gas fuel are to be max of
24 mg/KWH.
Subject to details of the charging points to be installed within the car parks the
proposed development would comply with policy 15 (c) of the JCS and advice
contained with paragraph 105 (e) of the JCS.
Effect on biodiversity
Paragraph 40 of the Natural Environment and Rural Communities Act, under the
heading of 'duty to conserve biodiversity' states "every public authority must, in
exercising its functions, have regard, so far as is consistent with the proper exercise of
those functions, to the purpose of conserving biodiversity."
The JCS at policy 4 - biodiversity and geodiversity, sets out policy requirements for the
protection and where possible, a net gain in biodiversity.
The revised NPPF at chapter 15 'conserving and enhancing the natural environment'
sets out government views on minimising the impacts on biodiversity, providing net
gains where possible and contributing to halt the overall decline in biodiversity.
Policy site 2 (J) of PBW seeks "a net biodiversity gain, through improved long term
management of existing habitats and new creation habitat. This will be most
appropriately achieved through neutral grassland, wetland/meadow habitats associated
with SUDs and increased woodland planting".
The design and access statement states that 'the habitat areas are envisaged to be
planted with indigenous species planted to promote biodiversity and create wildlife
habitats along with providing outdoor teaching resource'.
'Nesting and hibernation for a variety of species including birds, bats and hedgehogs
are to be incorporated into the school habituate area and the wider site. The
appropriate types and locations are to be developed as part of the design development
stage with input from an appropriately qualified ecologist'.
Northamptonshire principal planning officer has raised concerns about the lack of any
measures/mitigation included within the fabric of the proposed building such as high
level low maintenance bird or bat boxes?
The applicant's agent advised that "there are designated habitat areas within the school
site where specific features will be developed which would promote the ecology of the
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area. In addition there are also elements within the planting scheme which would
provide habitats for a range of wildlife these include retaining an existing oak tree within
a long grass meadow, with new wildflower meadows, native hedgerows. In our
experience boxes integrated into the building fabric pose an ongoing maintenance
issue. We therefore recommend and propose bat and bird boxes be tree or post
mounted. Based on experience of other similar sites we would suggest that two bat
boxes and six bird boxes catering for a range of bird species would be an appropriate
amount. Our intention is that the habitat area designs be developed during the detailed
design process with the guidance of appropriately qualified ecologist. We would look
for the habitat areas to form part of a planning condition and this could incorporate an
overall review of the site ecology".
Drawing number (SK) 001 Rev L (proposed site plan) shows two habitat areas adjacent
to the north western and northern boundaries of the proposed primary school, however,
no details of the designs for this area have been included within the detailed
landscaping plans for the primary school as they are due to be worked up in the
detailed design stage following the granting of any reserved matters consent. A
condition should be imposed on any reserved matters consent requiring details of the
proposed biodiversity enhancements to the habitat areas shown on drawing number
(SK) 001 Rev K (proposed site plan) including the types, numbers and spacings of
trees, shrubs, meadow grasses, bat, bird, hedgehogs, insect boxes and bug hotels.
No neighbour objections have been received in relation to biodiversity enhancements.
Subject to the imposition of a being imposed in relation to details of biodiversity
enhancement to the habitats areas within the grounds of the primary school the
proposed development would comply with policy 4 of the JCS, policy site 2 (J) of PBW
and advice contained within chapter 15 of the NPPF.
Effect/impact on the living conditions of the neighbouring occupiers and the
future occupiers of the development
The JCS at policy 8 (e) (i) details policy relating to the protection of amenity of
neighbouring occupiers.
At paragraph 127 of the revised NPPF the government requires new development to
provide 'a high standard of amenity for all existing and future users.
The main spine road serving the community centre, pre-school nursery and the primary
school is currently being developed. A combined strategic sustainable urban drainage
ponds/swales and landscape area is proposed to be developed and laid out adjacent to
the southern, eastern and western boundaries. Plots 256, 257, 258, 259, 260 and 261
in parcel R6 permitted under reserved matters consent reference WP/19/00380/REM
face onto the northern boundary of the area containing a LEAP, NEAP and MUGA.
These dwellings would be located 30 metres from the northern edge of the MUGA,
which is considered to be an acceptable spacing and separation distance between the
front elevation of a residential dwelling and the MUGA, so as not to have an
unacceptable harmful effect on residential amenities.
The siting, scale and appearance of the proposed community centre, pre-school
nursery and primary school would not have a harmful effect on the amenities in relation
to privacy, light or outlook on the existing residential development to the north of the
application site.
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No neighbour objections have been received in relation to the effects on neighbouring
amenity.
The proposed development would comply with policy 8 (e) (i) of the JCS.
Effect/Impact on highway safety in relation to (the proposed access arrangement
and parking provision)
JCS policy 8 (b) (i) gives a number of requirements that new development should
achieve with regards to highway, pedestrian and other sustainable transport matters.
JCS policy 8 (b) (ii) seeks to ensure a satisfactory means of access and provision for
parking, servicing and manoeuvring in accordance with adopted standards.
Policy site 2 (G) seeks "safe and convenient access provided for all modes of transport
between all part of the site, the existing town and the wider transport network. There
should be a reduced reliance on the car and an enhanced cycle network to the wider
countryside".
Condition 4 (a) of variation to planning permission reference WP/16/00271/VAR
requires layout, scale, appearance, access and landscaping.
Condition 4 (b) of variation to planning permission reference WP/16/00271/VAR
requires vehicle, cycle and foot access routes and parking.
Access
The southern boundary of the site is formed by Park Drive a primary street that is
designed to provide vehicular access to the school, community centre and the preschool nursery in the approved design code for Glenvale Park SUE. Park Drive is
designed with a 6.5 metre wide carriageway to encompass the potential for a future bus
route. Key features of the street include the use of street trees, planting and on street
car parking arrangements along the southern boundary of the site. The staff parking
area would have a dedicated vehicular access off the south western boundary, as well
as the school visitor and deliveries access. The community centre and pre-school
nursery would have their own dedicated vehicular access off the south eastern
boundary. Amended drawing number (SK)001 Rev L (proposed site plan) show
pedestrian to vehicle visibility of 2.0 metres x 2.0 metres above a height of 0.6 metres
provided and maintained on both sides of points of each of the vehicular accesses.
Northamptonshire highways raise no objections to the amended vehicular accesses
serving the proposed development. The proposed development would comply with
policy 8 (b) (i) of the JCS.
Pedestrian Access
Pedestrian access to the school would be from dedicated footpaths from the north,
south, east and west terminating in a plaza located in front of the primary school and
combined community centre and pre-school nursery.
Northamptonshire highways raise no objections to the amended pedestrian accesses
serving the proposed development. The proposed development would comply with
policy 8 (b) (i) of the JCS.
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Parking
Northamptonshire parking standards SPD sets of the following parking standards for
each use class. The floor area measurements given within the parking standards as
gross floor area, that is the total floor area calculated from the external dimensions of all
the buildings on the site.
A D1 non residential institution in relation to a school is required to provide a ratio of 1:1
space for each full time member of staff and a ratio of 1:2 spaces for part time member
of staff. Visitor spaces are required based on a ratio of 1:15 pupils and an additional
area for drop off and pick up. The parking proposed for the primary school is based on
26 full time staff and 10 part time staff resulting in a total of 31 parking spaces being
required for staff at the school. A total of 28 allocated and unallocated visitor parking
spaces would be required.
A D1 non residential institution in relation to a pre-school nursery is required to provide
a ratio of 1:1 space for each full time member of staff and a ratio of 1:4 spaces for
children at the nursery. A total of 16 spaces would be required to be provided based on
16 full time staff and 19 spaces for pick up and drop off of children at the beginning and
end of each day and over the lunch time change over period.
A D1 non residential institution in relation to community centre is required to provide 1
parking space per 22 square metres. A total of 25 dedicated spaces would be required.
A total of 119 parking spaces would be required to be provided under the
Northamptonshire parking standards.
The proposed car parking provision comprises a shared 57 space car park adjacent to
the community centre and pre-school nursery, 4 visitor parking spaces adjacent to the
school delivery access and 38 spaces for school staff located at the south eastern
corner of the site. The 38 space car park would be used solely by staff at the school
and would be enclosed on all sides by 2.2 metre high weldmesh fencing and be
accessed via a vehicular gate controlled by the school. A total of 99 parking spaces
would be provided to serve the primary school, the community centre and pre-school
nursery. In addition dedicated parallel drop off and pick up parking bays would be
provided along the highway at the southern boundary of the site in front to the primary
school and combined community centre and pre-school nursery.
The larger 57 space car park would accommodate staff of both the pre-school nursery
and community centre along with visitors to the pre-school nursery, community centre
and school including performing a drop off and pick up for the pre-school nursery (all
year)and school (during term time).
10% of all car spaces provided would be to mobility standards as prescribed in
Northamptonshire parking standards SPD with a total 10 dedicated disabled parking
spaces being provided across the parking dedicated areas.
The primary school is to contain a total of 60 covered cycle parking spaces located
beyond the fenced school boundary, 50 of these spaces would be for pupils and 10 for
staff.
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Thirty six cycle parking spaces for visitors to the community centre and nursery are to
be provided close to the main entrance of these buildings.
Drawing number SCH267 (SK) 014 (cycle parking) details the covered cycle shelters
and metal stands which would be installed within the primary school grounds and in
front of the community centre and pre school nursery.
A dedicated bus stop is located adjacent to the southern boundary of the primary
school.
Staff and visitors to the school, community centre and pre-school nursery will be
encouraged to travel by sustainable means such as walking, cycling, public transport or
by car share. It is anticipated that any community users are likely to be coming from the
residential areas surrounding the site, meaning that they could walk or cycle.
Northamptonshire highways recommend that parking accommodation should be
provided in accordance with the Northamptonshire parking standards and satisfy policy
8 (b) (ii) of the JCS.
Deliveries
The frequency of the refuse collection would be typically once a week and school
collection arranged to occur prior to or after school opening hours. The waste
management plan identifies a collection strategy along with associated swept analysis
of the proposed bin lorry movement.
The applicant's agent has advised that "the designated delivery area to the school site
has been designed to easily accommodate the turning of an 8 metre long, 7.5 tonne
box van lorry evidence of this can be seen on the vehicle swept path analysis which
was submitted with the planning application. It is anticipated that regular deliveries (i.e.
kitchen deliveries) would be in a vehicle not exceeding that of the box van lorry, in the
event of 'one off' or infrequent deliveries using a larger vehicle the delivery area could
be accessed in much the same way as has been proposed for the refuse vehicle. It is
also worth noting that to reduce the need for reversing or excessive vehicle
manoeuvring and to increase the operational flexibility of the delivery area all of the
bollards that separate the access road from the delivery area are of a removable or rise
and fall type (as denoted on our site plan drawing). All delivery times would be
coordinated to avoid pupil ingress or egress times and any vehicle type required to
perform significant amounts of reversing would be accompanied by a banksman (e.g.
refuse vehicle). Deliveries to the community centre and nursery are proposed to be via
the adjacent carpark".
Northamptonshire highways raise no objections to the proposed strategy for deliveries
to the primary school, community centre and pre-school nursery. The proposed
development would comply with policy 8 (b) (ii) of the JCS.
No neighbour objections have been received in relation to parking, highway safety and
capacity.
Subject to implementation conditions in relation to parking and cycle parking the
proposed development would comply with policy 8 (b) (i) and (ii) of the JCS, policy site
2 (G) of PBW and conditions 4(a) and 4 (b) of variation to planning permission
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reference WP/20/00099/REM can be partially discharged in relation to access and
parking.
Contamination
The JCS at policy 6 says that local planning authorities will seek to maximise the
delivery of development through the re-use of suitable previously developed land within
the urban areas. Where development is intended on a site known or suspected of
being contaminated a remediation strategy will be required to manage the
contamination. The policy goes on to inform that planning permission will be granted
where it can be established that the site can safely and viably be developed with no
significant impact on either future users of the development or on ground surface and
waters.
The revised NPPF at paragraphs 178 and 179 sets out policies on development
involving contaminated land. The planning practice guidance also offers detailed
government advice on this topic.
The application site was formerly part of a series of agricultural fields and is a green
field site.
The council's environmental protection officer (contamination) has no comments or
objections to make on this application for land contamination.
No neighbour objections have been received in relation to contamination.
The proposed development would comply with policy 6 of the JCS.
Crime and disorder
Section 17 of the Crime and Disorder Act 1998 details the need for the council to do all
that it reasonably can to prevent, crime and disorder in its area.
The JCS at policy 8 (e) (iv) sets out the policy requirement for new development to seek
to design out crime and disorder and reduce the fear of crime.
The adopted designing out crime supplementary planning guidance gives detailed
advice this issue.
The revised NPPF at paragraph 127 (f) state that decisions should aim to ensure that
developments create safe, inclusive and accessible environments which promote
health and wellbeing with a high standard of amenity for existing and future users and
where crime and disorder, and the fear of crime, do not undermine quality of life or
community cohesion and resilience.
Condition 4 (c) of variation to planning permission reference WP/16/00271/VAR
requires hard and soft landscaping including boundary treatments and details of street
furniture and lighting.
Condition 4 (d) of variation to planning permission reference WP/16/00271/VAR
requires details of the layout and design of public open space.
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Condition 10 of variation to planning permission reference WP/16/00271/VAR requires
details of structural landscape scheme.
The applicant's agent advises that the proposed strategy for providing defensible space
and to provide the school with control over access to the buildings and grounds while
still maintaining the connectivity with community are:The fencing to the north and west boundaries of the school site are proposed to be
weldmesh type security fencing and be a minimum of 2.2 metres in height. The
entrances to classrooms on the front elevation would be enclosed by a railing type
fencing which would incorporate a low masonry wall and achieve an overall height of
1.8 metres.
The hall, kitchen and main entrance face directly on to the plaza, all doors facing
directly on to the plaza would generally be locked shut when not in use or under
supervision when open/ unlocked. These doors would be certified to Pass 24 2016 LPS
1175 SR 2 STS 202 BR 2 or equivalent. Glazing facing on to the plaza would be to P2A
rating.
The main entrance doors would be locked throughout the day and feature access
control with the ingress of any visitor being under the direct control of school staff.
Drawing number (SK) 013 shows the internal lobby of the main entrance forms an 'air
lock' type arrangement with the secondary secure line being formed by the internal
walls and doors of the lobby. The lobby forms a self-contained environment with direct
access to WC facilities and an interview room, the inclusion of this provision within the
secure line negates the need for an unauthorised visitor to progress into the school.
The internal door between lobby and school would be under the direct control of school
staff and operated from the reception office. The intent is that the reception office be
separated from the lobby with a glazed screen although the details and strategy to be
developed with intended end user.
The plaza area in front of the school does not form part of the school grounds but the
applicant is proposing to provide CCTV to provide surveillance of these areas including
the shared car parking area. A condition should be imposed requiring details of the
CCTV poles and cameras to provide coverage over the plaza and car parks serving the
school, pre-school and community centre.
To avoid persons within the public open space being able to see into or engage with
children/staff using the enclosed children's play area, amended plans have been
submitted which detail the boundary treatment of the nursery play area consisting of a
2.2 metre high brickwork wall with screen planting in front to minimise opportunities for
graffiti as has been recommended by Northamptonshire police.
Northamptonshire police recommend that the siting of the MUGA should not be directly
adjacent to the external nursery play area. MUGA use can be loud and consist of
unintentional/intentional use of swear words while playing sport which could cause
alarm or distress to the users of the nursery and is likely to be perceived as anti-social
behaviour.
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The applicant has submitted an amended plan which introduced a 2.2 metre high
brickwork wall with a solid metal infill gates to the northern and western nursery
boundaries in lieu of the originally proposed mesh fence and as recommended by
Northamptonshire Police. The amended plans show the siting of the MUGA 2.6 metres
further to the north which increases the gap between the MUGA and the northern rear
boundary of the nursery from 5 metres to 7.6 metres which enables a more substantial
planting bed to be provided adjacent to the northern boundary of the nursery. The
amended landscape plans for the landscape area adjacent to the northern boundary of
the nursery includes faster growing species, such as Fargesia, Photinia, Viburnum and
Amelanchier, which will provide a green buffer between the different uses.
The specification of the fencing around the MUGA has been changed from the originally
submitted Kansas model to the Arena counterpart which will be supplied with bar panel
fencing this reduces the noise from rebounding balls. The specification document
quotes:
"In a test at Kidderminster Park in Langley, Berkshire, the average level of noise from
balls rebounding off the system was 61dB. This is a lower noise level than in a
standard urban area of 67dB, so the rebound of the ball on the panel was virtually
undetectable above the ambient sound."
In addition the detailed design of the nursery boundary wall will include materials and/or
construction that will enhance the acoustic performance of the wall.
The above measures assist in mitigating disturbance from users of the MUGA and
those using the pre-school day nursery, particularly after school and in the school
holidays.
A knee-rail fence is proposed along the northern boundary of the area of public open
space to prevent vehicular access to the grassed area whilst facilitating good natural
surveillance of the whole area from the footpaths and dwellings on the northern side the
spine road. In addition to the knee-rail fencing some additional tree planting along
northern boundary is proposed to soften and provide visual filtering whilst maintaining a
good degree of visual surveillance of the area.
A proposed intruder alarm performance has been included in the revised design and
access statement. All three buildings are to incorporate zoned intruder alarms that are
compliant with 'Secured by Design' security alarm policy.
Proposed internal doors to the server and IT room's performance have been included in
the revised design and access statement. Internal door sets to the server and IT rooms
are to be certified to PAS 24 2016 or equivalent.
Northamptonshire police are satisfied with the amended layout for MUGA and
amendments which have been made to the boundary treatment of the nursery and to
the external appearance of the buildings.
Northamptonshire Police has no formal objection to the proposed amended
development in its current form. However, the scheme must be implemented in
accordance with the agreed security details and thereafter retained in accordance with
details supplied.
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No neighbour objections have been received in relation to crime and disorder.
Subject to a condition in relation to details of CCTV and the implementation of the
approved boundary treatment details and approved landscaping details the proposed
development would comply with policy 8 (e) (iv) of the JCS and partially comply with
conditions 4 (c), 4 (d) and 10 of variation to planning permission reference
WP/16/00271/VAR in relation to the effects on crime and disorder.
Sustainability
Condition 23 of variation to planning permission reference WP/16/00271/VAR requires
all reserved matters applications to be accompanied by a sustainability statement that
demonstrates how environmental sustainability issues have been addressed during the
design process and sets out a way in which the credits under the relevant BREEAM
rating will be achieved based on the actual design of commercial units in the particular
development parcel.
The application was accompanied by BREEAM pre-assessments for the primary school
and the combined community centre and pre school nursery. The schemes are to target
a BREEAM rating of 'very good' under BREEAM 2014.
The council appointed a senior consultant to review the BREEAM pre-assessment Rev
1 by Environmental Economics Ltd dated 19 December 2019 for the primary school,
community centre and nursery they have advised that "the sustainability report contains
BREEAM assessments for the school and for the community centre (including the preschool nursery) both containing an appropriate level of detail and demonstrating that
sufficient credits can be obtained by the proposals to achieve 'very good' for both
buildings. These exceed the required 'very good' score by 3.98% and 2.29%, which in
our experience is a suitable margin allowing for the target to still be achieved if some
credits are unavoidably lost latter in the process".
Policy 9 (2) (a) of the JCS seeks the layout and design of sites, buildings and
associated landscaping to maximise the use of passive solar design to address heating
and cooling.
The senior consultant advises that "the BREEAM Pre Assessments show that this will
be followed as part of achieving the ENE04 credit".
Policy 9 (2) (b) of the JCS seeks the layout and design of sites, buildings and
associated landscaping to where technically feasible, enable access to or provision of
decentralised energy networks or safeguard for the future opportunities to do so without
major disruption.

A sustainability statement in response to policy 9 (2) (b) of the JCS has been provided
which advises that "at this point in time and at the point of submission of this planning
application, a site-wide, de-centralised energy network has not been planned nor
developed in any detail nor have any proposals been put forward or implemented by
others outside the application site."
In relation to existing or future proposals the statement advises that "there is currently
no decentralised energy plant or network installation or any planned future proposal in
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the area and therefore there are no existing energy network(s) to connect to. It is also
considered unlikely that a future installation of such an energy system will come forward
that would present any opportunity for the school, nursery or community centre to
connect up to. It has been considered that any such decentralised energy network
provision should it be implemented would be unlikely to be either operationally efficient
or practical in the circumstances to serve the scale of development."
In relation to future opportunities that statement advises "in the hypothetical scenario
that a decentralised energy network were to be made available in the area in the future,
the site layout has been designed such that services routes into and out of the site are
all easily accessible. Any new service routes can potentially follow the routes of those
currently proposed, dependent on the precise requirements for access and can be
routed to the nearest adjacent highway to the south or north site boundary.
Furthermore, there is ample space to accommodate underground pipework within the
development were this to be necessary for connection to the energy network".
The council's appointed senior consultant has reviewed the sustainability statement in
relation to policy 9 (2) (b) of the JCS and recommends that given the nature of the site it
is considered that this is an acceptable level of detail. There are no outstanding
concerns.
Although a decentralised energy networks is not being provided within the current
development of the local centre however there are opportunities if a decentralised
energy network were to be made available in the area in the future, the local centre
layout has been designed such that services routes into and out of the site are available
within the site layout to do so without major disruption.
In response to a point raised by Northamptonshire senior projects manager (developer
contributions) in relation to mitigation measures for renewable technology the
applicant's agent advises that they have adopted a fabric first approach to sustainability
and would strive to improve on the U-Values and airtightness requirements of the
current building regulations. There is a commitment to provide BREEAM to a 'very
good' standard which may necessitate the introduction of renewable technologies it is
their intent to develop the detailed design of the M+E installation at the next stage post
planning. If non visually intrusive renewables are found to be desirable they suggest
their location/appearance could be submitted as a non-material amendment planning
application or if they are visually intrusive renewables a full planning application would
be required for their siting and appearance.
Commission for Darker Skies (CDFS) have reviewed the BREEAM pre-assessment and
the design and access statement relating to this application. External lighting is
mentioned in the sustainability statement table 4.4 but there is little information with
regards to minimising energy waste from light pollution and glare that we can view to
date. CFDS hopes that a full lighting assessment will accompany a detailed lighting
scheme submission to BCW for approval in the near future and we would welcome the
opportunity to make comment on this. Condition 16 of variation to planning permission
reference WP/16/00271/VAR requires a lighting strategy to be provided prior to the
commencement of development of each sub- phase. A detailed lighting strategy will be
submitted separately through an application for details to be approved reserved by
condition under variation to planning permission reference WP/16/00271/VAR.

Planning Committee
10 June 2020

73 of 191

No neighbour observations have been in relation to sustainability.
The proposed development would comply with policy 9 of the JCS and partially
discharge condition 23 of variation to planning permission WP/16/00271/VAR.
Other Matters
Odour
Policy 8 (e) (i) of the JCS seeks to ensure quality of life and safer and healthier
communities by protecting amenity by not resulting in an unacceptable impact on the
amenities of future occupiers or neighbouring properties in relation to smell.
The environmental protection team leader advises that none of the documentation
discusses potential odour emissions from the site and it is understood that there will be
3 kitchens, although only one of a commercial nature from the information provided.
The environmental protection team leader recommends that the following condition is
imposed on any reserved matters consent on relation to a scheme for extraction and
treatment of fumes and odour.
"Prior to the first operation of any building in any phase or sub phase a scheme for the
extraction and treatment of fumes and odours together with a maintenance plan, shall
be submitted to and approved in writing by the local planning authority. Any equipment,
plant or process provided or undertaken in pursuance of this condition shall be installed
prior to the first operation of any building in any phase or sub-phase. The extraction
and treatment equipment shall be maintained in any phase or sub-phase and operated
in compliance with the approved scheme. After installation of the approved plant no
new plant or ducting system in any phase or sub-phase shall be used without the
written consent of the local planning authority".
Subject to the imposition of a condition requiring a scheme for extraction and treatment
of fumes and odour the proposed development would comply with policy 8 (e) (i) of the
JCS in relation to smell.
Utility Connections
The primary infrastructure adjacent to the school parcel, including all utilities, is
currently being installed by Northants LLP (the applicant) and will be completed this
year ahead of the commencement of any construction works to the school. The points
of connection for all utilities will be provided to the parcel boundary of both the primary
school and community building/pre school nursery parcels. The points of connections
for the other utilities will be located alongside these drainage connection points.
Future Expansion to 3FE Primary School
This Reserved Matters application seeks approval for (amongst other items) the
proposed layout and design of a 2FE primary school to be provided at the Glenvale
Park sustainable urban extension. Under the terms of the S106 agreement, the school
must be designed in such a way so as to "enable the efficient future expansion" and
delivery of a 3rd FE if required.
The applicant has provided as part of this application an indicative plan showing how a
third FE could be delivered on the site, delivery of which would be subject to a future
reserved matters application.
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In assessing the amended application, Northamptonshire county council education
service raised concerns that the proposed layout did not represent the most efficient
proposal, or make best use of available space, and did not offer the most effective
means of delivering a third FE.
The applicant's agent advises that "the floor plans and site plans have been provided to
demonstrate a means of achieving a three form entry school on this site and not
necessarily a final and fixed configuration. The intent of the design provided is to
confirm the classroom extensions on the north and east of the building can be fully
constructed without disruption to the occupied school building. The only disruption to
school operation being to the play areas and in opening up the connection through to
the 'existing' building, it is assumed the most disruptive elements of construction could
be mitigated by works being programmed accordingly and undertaken during school
holidays. The internal alterations required to the reception class would all be nonstructural and the extent of work could be achievable within the school holidays. It is
anticipated that should a future expansion occur the design process would address the
needs of all involved parties including the end user and these would ultimately inform
the resultant reconfiguration of both the building and the site layout.
It is considered that having a split playground is not necessarily a negative as some
school operators prefer this arrangement (i.e. key stage 1 and key stage 2 would have
separate play areas). The pupil access for drop-off and collection would remain
generally unchanged in the proposed future expansion scheme, if during the design
process it is deemed that a shorter route was preferred it would be possible to introduce
a route through the building".
Following discussions between the applicant's agent and a representative from
Northamptonshire local education authority an additional plan showing the proposed
site set up, potential access routes and contractor's compounds was submitted for
consideration. A representative from Northamptonshire local education authority has
reviewed the additional details on proposed construction site access with reference to
delivery of the potential third FE at the primary school, and has no further comments to
make at this stage.
In accordance with the S106 agreement the proposed amended design and layout of
the 2FE would enable the efficient future expansion and delivery of a 3FE if required by
the local education authority.
Doctor's Surgery
One local resident in the vicinity of the site has identified that the overall masterplan for
Glenvale Park does not include the provision of a doctor's surgery or medical centre to
serve this new sustainable urban extension. The nearest medical practice Redwell
Medical Centre is not coping with the current patient numbers.
A doctor's surgery is not planned to be provided on Glenvale Park, as S106 financial
contributions towards the expansion of existing doctor surgery's, dentistry or other
health care facilities have been agreed by Northamptonshire CCG as a result of the
increased demand created by residents from the development of housing on Glenvale
Park.
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The S106 legal agreement agreed the following financial contributions:A phase 1 health care contribution of £500,000 (index linked) to be applied to the costs
of a GP surgery facilities and or dentistry facilities and or health related services to
serve the development. The phase 1 healthcare contribution is due to be paid prior to
the occupation of 1,249 dwellings.
A phase 2 health care contribution of £230,000 (index linked) to be applied to the costs
of a GP surgery facilities and or dentistry facilities and or health related services to
serve the development. The phase 2, plot 1 healthcare contribution is due to be paid
prior to the occupation of 350 dwellings.
A phase 3 health care contribution of £230,000 (index linked) to be applied to the costs
of a GP surgery facilities and or dentistry facilities and or health related services to
serve the development. The phase 3, healthcare contribution is due to be paid prior to
the occupation of 300 dwellings.
Northamptonshire CCG has advised that the closest medical facilities are Redwell
Medical Centre and Queensway Medical Centre. Northamptonshire CCG are holding
discussions with practice managers at these surgeries about whether there is capacity
to extend one or both of these surgeries to meet the additional demand that would be
generated by the development of phase one of Glenvale Park sustainable urban
extension.
Secondary School
One local resident in the vicinity of the site has identified that the overall masterplan for
Glenvale Park does not include the provision of a secondary school to serve the
development.
A secondary school is not planned to be provided on Glenvale Park, as a S106 financial
contribution of £8,000,000 (eight million pounds) is payable in index linked instalments
towards the provision of secondary school to meet the needs of the development.
Northamptonshire senior project manager - developer contributions advises that "due to
the cumulative impact of new housing development coming forward across
Wellingborough there is an identified need for a new secondary school to be delivered,
and this is planned at Stanton Cross. It is expected that this school will also serve the
wider Wellingborough area, and in the meantime, the county council will continue to
work closely with existing schools to identify whether additional capacity may also be
delivered on existing sites. The secondary education S106 funding from Glenvale Park
may be used to support one or more of these projects where appropriate, where it will
support the needs arising as a result of the development".
CONCLUSION
The proposed development complies with the relevant development plan policies and is
consistent with the provisions in the NPPF specifically in relation to promoting
sustainable development, raising design standards, conserving the environment,
include mitigation measures to minimise flood risk in future and the mitigation of surface
water drainage and foul drainage, includes the provision of primary school and
community centre in accordance with the provisions set out in the legal agreement, the
provision of sufficient parking and manoeuvring space for cars and delivery vehicles,
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ensuring the development would not have an adverse impact on highway safety and
capacity, no unacceptable adverse impacts on neighbouring amenity, designing out
crime and disorder and includes sustainability measures. In the absence of any
material considerations of sufficient weight, it is recommended that the proposal for
reserved matters consent in relation to access, scale, appearance, layout and
landscaping be approved subject to conditions.
RECOMMENDATION
It is recommended that reserved matters consent should be approved in relation to
access, scale, appearance, layout and landscaping and subject to the conditions set out
below. Conditions 4(a), 4(b), 4 (c), 4 (d). 4A (a), 4 (A) (c), 6, 10, 19, 20 and 23 can be
partially discharged.
CONDITIONS/REASONS
1. The development hereby approved shall be carried out in accordance with the
drawings/details of which are also approved as submission of details for the sub
phase relating to the primary school, community centre, nursery and local childrens
play area pursuant to conditions under the outline planning permission reference
WP/16/00271/VAR as set out below:
SCH267 (S) 001 Rev B (site location plan) received 20 April 2020;
SCH267 (SK)001 Rev L (proposed site plan) received 19 May 2020 conditions 4(a),
4 (b), 4 (c), 6, 4 (d));
SCH267 (SK)002 Rev F (proposed ground floor plan (primary school) received 17
April 2020 condition 4(a);
SCH267 (SK)003 Rev E (proposed elevations (primary school) received 11 May
2020 condition 4(a);
SCH267 (SK)006 Rev C (proposed roof plan) received 17 April 2020 condition 4(a);
SCH267 (SK)010 Rev C (3d views) received 17 April 2020 condition 4(a);
SCH267 (SK) 014 (cycle parking) received 19 May 2020 condition 4(b);
SCH267 (SK)015 Rev C (waste management plan) received 20 April 2020 condition
4(A) (c);
SCH267 (SK)016 Rev A (primary school- pupil access routes) received 20 April 2020
condition 4 (b);
SCH267 (SK)101 (proposed ground floor plan (community centre and nursery) phase
1 received 18 February 2020 condition 4(a);
SCH267 (SK)102 Rev G (proposed ground floor plan (community centre & nursery)
received 18 February 2020 condition 4(a);
SCH267 (SK) 103 Rev B (proposed roof plan) received 18 February 2020 condition
4(a);
SCH267 (SK) 105 Rev D (proposed elevations (community centre & nursery)
received 18 February 2020 condition 4(a);
SCH267 (SK) 110 Rev C (3d views (community centre & nursery) received 18
February 2020 condition 4(a);
SCH267 RO3 Rev A New Primary School, Community Centre and Nursery
Wellingborough North Design and Access Statement Rev A received 17 April 2020
condition 4 (a), 4 (b), 4 (c), 4 (d), 6, 10 and 23;
CSA/2290 133 Rev C (school & community centre landscape proposals_sheet 1 of
3) received 19 May 2020 (conditions 4 (a), 4 (c) and 10);
CSA/2290 134 Rev C (school & community centre landscape proposals_sheet 2 of
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3) received 19 May 2020 (conditions 4 (a), 4 (c) and 10);
CSA/2290 135 Rev C (school & community centre landscape proposals_sheet 3 of
3) received 19 May 2020 (conditions 4 (a), 4 (c) and 10);
CSA/2290 136 Rev A (school & community centre play area general arrangement
plan) received 19 May 2020 (conditions 4 (a), 4 (c) and 10);
CSA/2290 137 Rev B (school & community centre play area soft Landscape
proposals) received 19 May 2020 (conditions 4 (a), 4 (c) and 10);
CSA/2290 145 Rev C (school & community centre landscape masterplan) received
19 May 2020 (conditions 4 (a), 4 (c) and 10 );
27391 500 004 Rev J (Wellingborough North detailed design highway access
drainage layout sheet 4 of 4) received 18 February 2020 (conditions 4(d) and 20);
27391 2089 001 Rev B (primary school development finished floor levels) received
20 April 2020 conditions 4(a), 4(d) and 20;
27391 2089 002 Rev A (North Wellingborough primary school development surface
and foul water drainage layout) received 20 April 2020 (conditions 4(d), 19 and 20);
27391 2089 003 Rev A (primary school development overland flows routing)
received 20 April 2020 (conditions 4(d) and 20);
27391 2089 004 Rev A (primary school development maintenance and adoption
strategy) received 20 April 2020 (conditions 4(d), 19 and 20);
27391 2089 005 Rev D (primary school development swept path analysis) received
20 April 2020 (condition 4 (b));
Stantec technical note reference 27391 TN026 dated 14 January 2020 in relation to
North Wellingborough primary school and community centre reserved matters
application - surface water drainage and flood risk (12 pages) received 10 March
2020 (conditions 4(d) and 20);
MicroDrainage File 200117 dated 17th January 2020 received 10 March 2020
(conditions 4(d) and 20);
North Wellingborough primary school and community centre BREEAM PreAssessment Rev 1 by Environmental Economics Ltd dated 19 December 2019 (34
pages) received 18 February 2020 (condition 23);
(SK) 013 (reception airlock (primary school)) received 19 May 2020 condition 4 (a);
Reason: To define the permission and to conform with the requirements of the Town
and Country Planning (General Development Procedure) (Amendment No3)
(England) Order 2009.
2. Notwithstanding the submitted details, no development above slab level for either the
primary school, the community centre, or the pre school nursery shall take place until
full details including samples of the materials to be used in the construction of the
external surfaces (including facing brick, roof treatment and cladding panels which
should consist of a single sheet) and architectural detailing (including windows,
doors, reveals and cills, rainwater goods, flue/vent extracts,
soffits/fascia/bargeboards/verge trim and design/location of meter boxes) of the
primary school, the community centre and the pre-school nursery hereby permitted
have been submitted to and approved in writing by the local planning authority.
Development shall be carried out for either, the primary school, the community
centre, or the pre school nursery in accordance with the approved details.
Reason: In the interest of the visual amenity of the area in accordance with policy 8
(d) (i) of the North Northamptonshire Joint Core Strategy.
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3. No building hereby permitted for either the primary school, the community centre, or
the pre school nursery shall be occupied until the refuse store, and facilities allocated
for storing of recyclable materials, as shown drawing number SCH267 (SK) 015 Rev
C (waste management plan) received 20 April 2020 has been completed in
accordance with the approved plans. Thereafter, all refuse and recyclable materials
associated with either the primary school, the community centre, or the pre school
nursery of the development shall either be stored within this dedicated store/area, as
shown on the approved plans, or internally within the building(s) that form part of the
application site. No refuse or recycling material shall be stored or placed for
collection on the public highway or pavement, except on the day of collection.
Reason: To safeguard the amenity of the occupiers of adjoining premises, protect
the general environment, and prevent obstruction to pedestrian movement, and to
ensure that there are adequate facilities for the storage and recycling of recoverable
materials in accordance with policy 8 (b) (ii) of the North Northamptonshire Joint
Core Strategy.
4. No building hereby permitted for either the primary school, the community centre, or
the pre school nursery shall be occupied until the external car/vehicle parking areas
shown on drawing number SCH267 (SK) 001 Rev L (proposed site plan) received 19
May 2020 has been constructed, surfaced and permanently marked out. The
external car parking areas provided with either the primary school, the community
centre, or the pre school nursery shall be maintained as a permanent ancillary to the
developments and shall be used for no other purpose thereafter.
Reason: To ensure adequate parking provision at all times so that the development
does not prejudice the free flow of traffic or the safety on the neighbouring highway in
accordance with policy 8 (b) (ii) of the North Northamptonshire Joint Core Strategy.
5. No building hereby permitted for either the primary school, the community centre, or
the pre school nursery shall be occupied until the associated cycle parking provision
shown on the approved drawing numbers SCH267 (SK)001 Rev L (proposed site
plan) received 19 May 2020 and SCH267 (SK) 014 (cycle parking) received 19 May
2020 has been completed. Thereafter, the cycle parking provision for either the
primary school, the community centre, or the pre school nursery shall be kept free of
obstruction and shall be available for the parking of cycles only.
Reason: To ensure the provision and availability of adequate cycle parking in
accordance with policy 8 (b) (i) of the North Northamptonshire Joint Core Strategy.
6. All hard and soft landscape works shown on drawing numbers CSA/2290 133 Rev C
(school & community centre landscape proposals sheet 1 of 3);
CSA/2290 134 Rev C (school & community centre landscape proposals sheet 2 of 3)
and CSA/2290 135 Rev C (school & community centre landscape proposals sheet 3
of 3); CSA/2290 136 Rev A (school & community centre play area general
arrangement plan); CSA/2290 137 Rev B (school & community centre play area soft
Landscape proposals) received 19 May 2020 and CSA/2290 145 Rev C (school &
community centre landscape masterplan) received 19 May 2020 shall be carried out
in the first planting season following the occupation of the associated building for the
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primary school, the community centre, or the pre-school nursery or such other details
that shall have been submitted to and approved in writing by the local planning
authority and thereafter retained in that form. If within a period of five years from the
date of the planting of any tree or shrub, that tree or shrub, or any tree and shrub
planted in replacement for it, is removed, uprooted or destroyed, dies, becomes
severely damaged or diseased, shall be replaced in the next planting season with
trees and shrubs of equivalent size, species and quantity.
Reason: To protect the appearance and character of the area and to minimise the
effect of development on the area in accordance with policy 3 (a), (b) and (e) of the
North Northamptonshire Joint Core Strategy.
7. Before the first occupation of any building for the primary school, the community
centre, or the pre school nursery the boundary treatment details shown on drawing
number SCH267 (SK)001 Rev L (proposed site plan) received 19 May 2020 shall be
installed or such other details that shall have been submitted to and approved in
writing by the local planning authority and thereafter retained in that form.
Reason: To provide adequate privacy, to protect the external character and
appearance of the area and to minimise the effect of development on the area in
accordance with policy 8 (e) (i) of the North Northamptonshire Joint Core Strategy.
8. Prior to the development above slab level for the primary school, the community
centre, or the pre school nursery, details of the proposed CCTV coverage of the
plaza and car parks serving the primary school, the combined community centre and
pre-school nursery shall be submitted to and approved in writing by the local
planning authority. This shall include details of the CCTV poles and cameras, their
siting and area of coverage. The approved details shall be installed on the site prior
to the first use of any associated building for the primary school, the community
centre, or the pre school nursery and shall be retained thereafter.
Reason: To reduce the likelihood of crime, disorder and anti-social behaviour
occurring in accordance with policy 8 (e) (iv) of the North Northamptonshire Joint
Core Strategy.
9. Prior to the development of the primary school above slab level, details of the
proposed biodiversity enhancements to the habitat areas shown on hereby approved
drawing number (SK) 001 Rev L (proposed site plan) received 19 May 2020 shall be
submitted to and approved in writing by the local planning authority. The scheme
shall include details of the types, numbers and spacings of trees, shrubs, meadow
grasses, bat, bird, insect boxes and bug hotels. The approved details shall be
installed on the site prior to the first use of the associated primary school and shall be
retained thereafter.
Reason: To enhance the biodiversity of these habitats areas in accordance with
policy 4 of the North Northamptonshire Joint Core Strategy, policy site 2 (J) of the
Plan for the Borough of Wellingborough and advice contained within chapter 15 of
the National Planning Policy Framework.
10. Before the first of occupation of the building for the primary school details of the
public art within the recessed 'atrium' space leading to the school entrance shall be
submitted to and approved in writing by the local planning authority. This could
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consist of artwork suspended from the canopy or integrated into the vertical glazing
above the entrance door and artwork incorporated into a wall mounted panel
provided in the wall adjacent to the entrance door to the school. The approved
details shall be implemented prior to the first use of the primary school and shall be
retained in that form thereafter.
Reason: To ensure that the entrance to the primary school is prominent and a
clearly defined memorable feature in the sites immediate and wider streetscene in
accordance with policy 8 (d) (i) and (iii) of the North Northamptonshire Joint Core
Strategy.
11. Prior to the construction above slab level of any building for either the primary
school, the community centre, or the pre school nursery an acoustic assessment
demonstrating the effects of the internal and external use of the primary school, the
community centre, the pre-school nursery and external multi use games area on
residential development parcels in phase 1 of Glenvale Park shall be submitted to
and approved in writing by the local planning authority. Any acoustic report should
consider auxiliary equipment; school pitches, the multi use games area as well as
noise emitted from the buildings and should include any necessary mitigation
measures. The approved scheme and mitigation measures shall be implemented
before the first use any building or external for either the primary school, the
community centre, or the pre school nursery and shall be retained in that form
thereafter.
Reason: In the interest of safeguarding residential amenity in accordance with policy
8 (e) (ii) of the North Northamptonshire Joint Core Strategy.
12. Prior to the first operation of any building for either the primary school, the
community centre, or the pre school nursery, a scheme for the control of noise and
vibration of any plant (including ventilation, refrigeration and air conditioning) or
ducting system to be used in pursuance of this permission shall be submitted to and
approved in writing by the local planning authority. The development for either the
primary school, the community centre, or the pre school nursery, shall be carried out
in accordance with the approved details. The equipment shall be maintained so that
the rating level of noise emitted from the proposed plant and equipment to be
installed on the site in any phase or sub phase (determined using the guidance of
BS4142:2014) shall not exceed the existing measured background noise level
(LA90,T) as measured at a location representative of the nearest noise sensitive
receptor property during both the daytime (07:00 -23:00) and night time (23:00 07:00) period, whenever it is operating as agreed with the local planning authority.
After installation of the approved plant for either the primary school, the community
centre, or the pre school nursery, no new plant or ducting system shall be used
without the written consent of the local planning authority.
Reason: To protect the residential amenity of the locality in accordance with policy 8
(e) (ii) of the North Northamptonshire Joint Core Strategy.
13. Prior to the first operation of any building for either the primary school, the
community centre, or the pre school nursery a scheme for the extraction and
treatment of fumes and odours together with a maintenance plan, shall be submitted
to and approved in writing by the local planning authority. Any equipment, plant or
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process provided or undertaken in pursuance of this condition shall be installed prior
to the first operation of any building for either, the primary school, the community
centre, or the pre school nursery. The extraction and treatment equipment shall be
maintained in any phase or sub-phase and operated in compliance with the approved
scheme. After installation of the approved plant no new plant or ducting system for
either the primary school, the community centre, or the pre school nursery shall be
used without the written consent of the local planning authority.
Reason: To prevent transmission of odours into neighbouring premises to protect
amenity in accordance with policy 8 (e) (ii) of the North Northamptonshire Joint Core
Strategy.
14. Prior to the construction above slab level of the community centre, a noise impact
assessment shall be undertaken to determine the level of mitigation required for the
community centre and shall be submitted to and approved in writing by the local
planning authority. The approved scheme shall be fully implemented before the first
use of the community centre building.
Reason: To prevent an increase in background noise levels and protect the amenity
of any residents in accordance with policy 8 (e) (ii) of the North Northamptonshire
Joint Core Strategy.
15. Prior to the first use of the community centre and external multi use games area a
noise management plan for the community centre and external multi use games area
shall be submitted and approved by the local planning authority. The approved
scheme for the community centre and external multi use games area shall be
thereafter implemented and adhered to. Any variation to the approved scheme shall
have received written approval of the local planning authority.
Reason: In the interests of residential amenity in accordance with policy 8 (e) (ii) of
the North Northamptonshire Joint Core Strategy.
16. The use of the multi use games area hereby permitted shall only operate between
the hours of 08:00 and 20:00.
Reason: In the interests of residential amenity in accordance with policy 8 (e) (ii) of
the North Northamptonshire Joint Core Strategy.
17. Prior to the construction of the development above slab in level for either the
primary school, the community centre, or the pre school nursery details of a charging
point for electric vehicles to be installed for either the primary school, the community
centre, or the pre school nursery shall be submitted to and approved in writing by the
local planning authority. The approved scheme shall be installed prior to the first
occupation of each associated building for either the primary school, the community
centre, or the pre school nursery.
Reason: To negate the impact of the development on local air quality and accord
with policies 8 (e) (ii) and 15 (c) of the North Northamptonshire Joint Core Strategy
and advice contained within paragraph 110 (e) of the National Planning Policy
Framework.

Planning Committee
10 June 2020

82 of 191

INFORMATIVE/S
1. In accordance with the provisions in the Town and Country Planning (Development
Management Procedure) (England) Order 2015 and pursuant to paragraph 38 of the
National Planning Policy Framework, where possible and feasible, either through
discussions, negotiations or in the consideration and assessment of this application
and the accompanying proposals, the council as the local planning authority
endeavoured to work with the applicant/developer in a positive and proactive way to
ensure that the approved development is consistent with the relevant provisions in
the framework.
2. The Borough Council of Wellingborough encourages all contractors to be
'considerate contractors' when working in our district by being aware of the needs of
neighbours and the environment. Prior to the commencement of any site works, it is
good practice to notify neighbouring occupiers of the nature and duration of works to
be undertaken.
To limit the potential detriment of construction works on residential amenity, it is
recommended that all works and ancillary operations which are audible at the site
boundary during construction should be carried out only between the following hours:
0800 hours and 1800 hours on Mondays to Fridays and 0800 and 1300 hours on
Saturdays and at no time on Sundays and Bank Holidays.
3. The Public Health Act 1875 Town Improvement Clauses Act 1847 at S.64. Prior to
occupation of the newly created premises(s), the street numbering for this
development or conversion - residential and commercial, must be agreed with the
Street Naming and Numbering Officer. When issued, the number allocated must be
clearly displayed on the outside of the property. Application forms for Street Naming
and Numbering are available at www.wellingborough.gov.uk
4. You are reminded that this consent must be read in conjunction with planning
permission WP/16/00271/VAR of which forms a part and is subject to precommencement conditions, the details of which are required to be submitted to and
approved in writing by the local planning authority before any development may
lawfully commence.
5. The approval hereby given relates to the approval of reserved matters, as required
under 1 of the outline planning permission granted under reference
WP/16/00271/VAR. The applicants attention is drawn to the fact that this reserved
matters consent also confirms that details submitted in relation to the outline planning
permission (as listed in condition 1) specifically conditions 4 (a), 4(b), 4(c), 4 (A) (a),
4 (A) (b), 4 (A) (c), 6, 10, 19, 20 and 23 are formally partially discharged. This does
not fully discharge condition numbers 4 (a), 4(b), 4(c), 4 (A) (a), 4 (A) (b), 4 (A) (c), 6,
10, 19, 20 and 23 at this stage which are subject to the development being carried
out in accordance with the details approved by the local planning authority. There is
no legal requirement for the developer to obtain confirmation of discharge of
conditions beyond this approval. However, if the developer requires the Council's
confirmation, he may apply afresh (subject to the planning fee applicable at the time)
for confirmation that one or more planning conditions has been complied with.
6. Anglian Water has assets close to or crossing this site or there are assets subject to
an adoption agreement. Therefore the site layout should take this into account and
accommodate those assets within either prospectively adoptable highways or public
open space. If this is not practicable then the sewers will need to be diverted at the
developers cost under Section 185 of the Water Industry Act 1991, or, in the case of
apparatus under an adoption agreement, liaise with the owners of the apparatus. It
should be noted that the diversion works should normally be completed before
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development can commence.
7. All external doorsets including emergency escape doors in the primary school,
community centre and pre-school nursery shall be certified to Pass 24 2016 LPS
1175 SR 2 STS 202 BR 2 or equivalent. All external glazing below 1.8 metres in the
primar school, community centre and pre-school nursery must be certified to P2A
rating.
8. In submitting schemes for the control of fume, odour and noise the developer shall
have regards to the 'Guidance on the Control of Odour and Noise from Commercial
Kitchen Exhaust Systems', a report prepared by Netcen on behalf of the Department
for Environment, Food and Rural Affairs, and published in January 2005.
Should consent be given the applicant is reminded that the premises must be
registered with Environmental Health at least 28 days before opening. It is a legal
offence to operate as a food premises without this registration. Further information
regarding food safety and hygiene can be obtained by contacting
Health_Protection@wellingborough.gov.uk
www.hse.gov.uk/business/must-do.htm contains information on starting a new
business and the requirements under Health and Safety regulations.
9. The following drawings were submitted for indicative purposes only to demonstrate
how a 3FE school could be designed and laid out:
SCH267 (SK)025 Rev E (proposed site plan- future extension) received 20 April
2020;
SCH267 (SK)020 Rev C (proposed ground floor plan (primary school) - future
extension received 17 April 2020;
Site set up three form entry plan unnumbered plan received 11 May 2020.
10. In relation to condition 12 the plant shall have no significant tonal component
within any 1/3 octave band level during the operation of the system. Where any 1/3
octave band level is 5 dB or above the adjacent band levels the tone is deemed to be
significant.
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BOROUGH COUNCIL OF WELLINGBOROUGH
Planning Committee

10 June 2020

Report of the Principal Planning Manager
Extension of time (if applicable): 12 June 2020
Case Officer Debbie Kirk
Date received

Date valid

14 February 2020 14 February 2020

WP/20/00100/REM
Overall Expiry

Ward

15 May 2020

Redwell

Applicant Mr Mark Best
Agent

Mr Bill Sung

Location Site R4a Local Centre W North Niort Way Wellingborough
Northamptonshire
Proposal Reserved matters application pursuant to WP/16/00271/VAR,
specifically conditions 4 (a) (the layout, scale, appearance); 4 (b)
vehicle, cycle and foot access routes and parking; 4 (c) hard and soft
landscaping including boundary treatments ;4 (d) layout and design of
public open space; 4A (a) layout, design and specification of drainage
infrastructure; 4A (c) waste management facilities strategy and waste
audit, including arrangements for the provision of waste collection
receptacles; 6 (accordance with the planning application development
framework plan); 10 (structural landscape scheme); 19 (foul water
drainage); 20 (surface water drainage); 23 (sustainability
statement/assessment), for proposed local centre, comprising 968m2 of
Use Class A1 (food retail and commercial units), 162m2 of Use Class A3
(food and drink unit), 5 no. apartments of Use Class C3, and 538m2 of
Use Class D2 (gym) with associated parking, landscape works, at
Glenvale Park (Wellingborough North).

PLANNING HISTORY
WP/14/00480/REM Approved with conditions
19.11.2014
Reserved Matters Application pursuant to Conditions 1, 4, 4A, 17,
18, 20, 29 and 11: Details of Phase 1a open space and
landscaping and primary infrastructure, including junctions with
Niort Way. The outline planning application was an EIA
application, and an ES was submitted to BCW at that time.
Approved with conditions
WP/14/00586/VAR
19.11.2014
Variation of conditions 1, 2, 2a and removal of conditions 34, 35
and 36 of Application Reference Number: WP/2012/0525/XEIA.
The reason we are applying for the removal and amendment of
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these conditions is we find that the conditions, as they stand, are
potentially prohibitive to the delivery of this site. Those to be
removed are duplicated. Please refer to covering letter for
justification. AMENDED DESCRIPTION (Replace Condition 37
with 34).
Fully discharged
21.04.2015
Details submitted pursuant to conditions 9 (affected rights of way
protected/diverted), 12 (landscape management plan), 25 (LZC
Feasibility study) and 32 (walking and cycling audit) of planning
permission ref: WP/2012/0525/XEIA
Fully discharged
10.02.2015
Details submitted pursuant to Condition 1 (details of soft
landscaping (including a schedule of tree planting and specimen))
of planning permission ref: WP/14/00480/REM
Fully discharged
03.06.2015
Details submitted pursuant to conditions 10 (details structural
landscape scheme), 19 (details of foul drainage) and 28 (detailed
development phasing plan for all highway and access works) for
Phase 1A of planning permission ref: WP/2012/0525/XEIA
Fully discharged
29.06.2015
Details submitted pursuant to condition 16 (lighting strategy) for
parts of phase 1 infrastructure and open space planning
permission ref: WP/14/00480/REM and Phase 1A residential
areas of planning permission ref: WP/2012/0525/XEIA
Fully discharged
20.05.2015
Details submitted pursuant to condition 13 (programme of
archaeological work) for phase 1A of planning permission ref:
WP/2012/0525/XEIA
Approved
21.07.2015
Application for the proposed removal of Condition 22 of the
outline planning permission WP/2012/0525/XEIA
Fully discharged
22.10.2015
Details submitted pursuant to condition 15 (Phase 1A,
infrastructure and open space) of planning permission ref:
WP/2012/0525/XEIA).
Approved with conditions
31.03.2016
Non-material amendment to planning permission ref:
WP/2012/0525/XEIA as the routing of the foul drainage impacts
on G11 and G62 as referenced in the Tree Protection Plans and
therefore these trees are required to be removed prior to
commencing the construction of the foul drainage
Part discharged
11.07.2016
Details submitted pursuant to conditions 11 (existing landscape
features), 17 (detailed suitable modelling of watercourse), 18
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WP/16/00458/AMD

WP/17/00525/REM

WP/18/00188/REM

WP/18/00225/CND

WP/18/00231/CND

Planning Committee
10 June 2020

(stage 2 flood risk assessment), 20 (disposal of surface water)
and 29 (highway and access works) of planning permission ref:
WP/2012/0525/XEIA
Approved with conditions
15.03.2018
S73 application to vary conditions 1-20, 24-30, 32-33 and 37 of
application reference number: WP/2012/0525/XEIA
Determination pending.
Application for a non-material amendment to planning permission
ref: WP/14/0480/REM to update the road surfacing details for the
Phase 1 (part) highways infrastructure. The highway surfacing
has been amended from block paving to a finish of bitumen with
coloured chippings in the aggregate.
Determination pending.
Reserved matters application pursuant to conditions 4 (a) (the
layout, scale, appearance, access and landscaping); 4 (b) vehicle,
cycle and foot access routes and parking; 4 (c) hard and soft
landscaping including boundary treatments and details of street
furniture and lighting; 4 (A) (c) waste management facilities
strategy and waste audit, including arrangements for the provision
of waste collection receptacles; 6 (accordance with the planning
application development framework plan); 31 (nationally
described space standards) and 32 (national accessibility
standards) of planning application WP/16/00271/VAR for 40
dwellings - amended description and plans + design code
compliance and access statement
Approved with conditions
19.12.2019
Reserved matters application pursuant to WP/16/00271/VAR,
specifically conditions 4 (a) (the layout, scale, appearance,
access and landscaping); 4 (b) vehicle, cycle and foot access
routes and parking; 4 (A) (a) layout, design and specification of
drainage infrastructure; 6 (accordance with the planning
application development framework plan); 10 (structural
landscape scheme); 12 (Landscape Maintenance Plan); 19 (foul
water drainage); 20 (surface water drainage); 27 (highway and
access works), to determine access and landscaping for the area
known as Phase 1b infrastructure and open space at Glenvale
Park (Wellingborough North) - Additional information and
amended plans (Part retrospective)
Application withdrawn by authority;
06.04.2018
Details submitted pursuant to condition 29 (highway and access
works) of planning permission ref: WP/2012/0525/XEIA SUBMITTED VIA PORTAL - SEE WP/18/00231/CND
Refused
04.06.2018
Details submitted pursuant to condition 29 (highway and access
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WP/18/00442/CND

WP/18/00608/CND

WP/19/00112/CND

WP/19/00304/ADV

WP/19/00757/CND

WP/20/00100/REM

WP/2012/0458
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works) of planning permission ref: WP/2012/0525/XEIA
Part discharged
06.06.2019
Details submitted pursuant to conditions 5a (phasing programme),
9 (public rights of way), 11 (existing landscape features), 13
(archaeology), 15 (construction management plan), 16 (lighting
strategy) 17 (Harrowden brook remodelling), 18 (Stage 2 Flood
risk assessment), 24 (Low/zero carbon feasibility study) and 30
(walking and cycling audit) of planning permission ref:
WP/16/00271/VAR - (part discharge of conditions 5a, 11, 13, 15,
16, 17 and 18)
Part discharged
12.10.2018
Details submitted pursuant to condition 29 (highway and access
works) relating to phase 1B of planning permission ref:
WP/2012/0525/XEIA
Part discharged
12.06.2019
Details submitted pursuant to condition 5 (design code - partial
discharge in so far as it relates to Phase 1) of planning permission
ref: WP/16/00271/VAR
Approved with conditions
10.07.2019
1 no. non-illuminated flat board sign and 1 no. non-illuminated V
board sign on land fronting Niort Way
Determination pending.
Details submitted pursuant to condition 27 (partial discharge)
(detailed development phasing plan for all highway and access
works - Phase 1) of planning permission ref: WP/16/00271/VAR
Determination pending.
Reserved matters application pursuant to WP/16/00271/VAR,
specifically conditions 4 (a) (the layout, scale, appearance); 4 (b)
vehicle, cycle and foot access routes and parking; 4 (c) hard and
soft landscaping including boundary treatments ;4 (d) layout and
design of public open space; 4A (a) layout, design and
specification of drainage infrastructure; 4A (c) waste management
facilities strategy and waste audit, including arrangements for the
provision of waste collection receptacles; 6 (accordance with the
planning application development framework plan); 10 (structural
landscape scheme); 19 (foul water drainage); 20 (surface water
drainage); 23 (sustainability statement/assessment), for proposed
local centre, comprising 968m2 of Use Class A1 (food retail and
commercial units), 162m2 of Use Class A3 (food and drink unit), 5
no. apartments of Use Class C3, and 538m2 of Use Class D2
(gym) with associated parking, landscape works, at Glenvale Park
(Wellingborough North).
Approved
19.12.2012
Details of Design Codes pursuant to conditions 5 and 6 of the
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Secretary of State's decision dated 23/02/2010 (Council Ref:
WP/2008/0150/OEIA) to grant outline permission for up to 3000
dwellings, retail and commercial facilities, non-residential and
educational institutions, open spaces and parklands, employment
and related infrastructure - amended document.
Approved with conditions
14.01.2013
Application for a new outline planning permission to replace an
extant outline planning permission, in order to extend the time
limit for implementation for Ref: WP/2008/0150/OEIA for up to
3000 dwellings, retail and commercial facilities, non-residential
institutions (including primary schools and nurseries) a
neighbourhood centre (comprising transport interchange, noninstitutional and community facilities), open spaces and parkland,
associated facilities and infrastructure (comprising utilities gas,
electricity and water, sewerage and telecommunications and
diversion to existing utilities where necessary) and a reserve
corridor for the Isham-Wellingborough improvement (IWIMP).
Approved
03.04.1986
Impounding reservoir and stream improvement
Approved with conditions
23.02.2010
Outline proposal for: 3000 dwellings, retail and commercial
facilities, non-residential institutions (including primary schools
and nurseries) a neighbourhood centre (comprising transport
interchange, non-institutional and community facilities), open
spaces and parkland, associated facilities and infrastructure
(comprising utilities gas, electricity and water, sewerage and
telecommunications, and diversion to existing utilities where
necessary) and a reserve corridor for the Isham-Wellingborough
improvement. In accordance with the provisions in the Town and
Country Planning (Environmental Impact Assessment) (England
and Wales) Regulations 1999, an environmental impact
assessment has been submitted with the application This is an
identical application/proposal to planning application
WP/2007/0750/OEIA Allowed on appeal APPAC 23 February
2010
Refused
04.02.2009
Outline proposal for: 3000 dwellings, retail and commercial
facilities, non-residential institutions (including primary schools
and nurseries) a neighbourhood centre (comprising transport
interchange, non-institutional and community facilities), open
spaces and parkland, associated facilities and infrastructure
(comprising utilities gas, electricity and water, sewerage and
telecommunications, and diversion to existing utilities where
necessary) and a reserve corridor for the Isham-Wellingborough
improvement. In accordance with the provisions in the Town and
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WP/2006/0763
WP/1995/0466

WP/1996/0355

WP/1996/0492

WP/1996/0235

Country Planning (Environmental Impact Assessment) (England
and Wales) Regulations 1999, an environmental impact
assessment has been submitted with the application.
Agreed
16.02.2007
Hedgerow removal.
Application withdrawn/undetermined
Residential development including access roads, footpaths and
access ways, community facilities, landscaping and open space
and balancing pond.
Non determination
Residential, community facilities, primary school, public open
space, associated landscaping and infrastructure.
Non determination
Residential and ancillary development, public open space and
ancillary business, social and community development. (Appeal
withdrawn)
Application withdrawn/undetermined
Residential community facilities, primary school, public open
space, associated landscaping and infrastructure. (Appeal
Withdrawn)

Reason(s) for committee consideration
- The principal planning manager has requested the planning application is
determined by committee

THE SITE AND SURROUNDINGS
Parcel R4 is located on the northern side of Niort Way (A509) and has been set aside
for a local centre as part of a wider sustainable urban extension to the north of
Wellingborough known as Glenvale Park. The application site was formerly part of an
agricultural field.
The main spine roads and strategic sustainable drainage and associated strategic
areas of public open space to serve phases 1 and 1A of the urban extension are
currently being constructed. The application site lies to the east of the secondary spine
road off Niort Way identified as Park Drive on figure 10 'indicative internal route
typologies', page 16 of the design code.
Parcel R4 is constrained along the southern boundary by Niort Way and by a spine
road along the western boundary beyond which lies parcel R3 which has reserved
matters consent reference WP/16/00681/REM for a public house/restaurant with a
manager's apartment above. The northern and eastern boundaries are constrained by
parcel R4b a residential development parcel. Lagan Homes have submitted an
amended reserved matters application reference WP/17/00525/REM for 40 dwellings
on parcel R4b which is pending determination.
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BACKGROUND
The application site is part of a wider development for a sustainable urban extension
known as Glenvale Park, which includes up to 3000 dwellings, retail and commercial,
non-residential institutions (nurseries and primary schools) and a neighbourhood centre
(comprising a transport interchange, non-institutional and community facilities).
The original outline planning permission reference WP/2008/0150/OEIA was allowed on
appeal and granted outline planning permission in February 2010. That application was
renewed by outline planning permission reference WP/2012/0525/XEIA. Reserved
matters consent reference WP/14/00480/REM was granted pursuant to conditions 1, 4,
4a, 11, 17, 18, 20 and 29 of outline planning permission WP/2012/0525/XEIA including
details of phase 1a open space and landscaping and primary infrastructure, including
junctions with Niort Way.
An application reference WP/16/00271/VAR made under section 73 for the variation of
conditions 1-20, 24-30, 32-33 and 37 pursuant to the renewed outline planning
permission WP/2012/0525/XEIA was granted permission on 15 March 2018 following
the completion of a S106 legal agreement. This permission includes a revised
framework plan containing a land swap between the local centre and a housing parcel
and the addition of a care home. The revised framework plan for Glenvale Park
relocates the local centre which includes a public house adjacent to Niort Way.
An application reference WP/19/00112/CND for approval of details reserved by
condition 5 (a revised phase 1 design code for Glenvale Park) pursuant to the variation
of planning permission reference WP/16/00271/VAR was granted a partial discharge of
consent on 12 June 2019. To fully comply with this condition all future applications for
reserved matters consent in phase 1 need to be in accordance with the approved
design code in addition design codes for phases 2 and 3 will need to be submitted and
approved and all future applications for reserved matters consent in phases 2 and 3 will
need to be in accordance with the approved design codes.
Reserved matters consent reference WP/16/00681/REM was granted on 18 July 2019
pursuant to conditions 4 (a) the layout, scale, appearance, access and landscaping 4
(b) vehicle, cycle and foot access routes and parking; 4 (c) hard and soft landscaping
including boundary treatments for a proposed public house/restaurant with an ancillary
first floor flat pursuant to variation to planning permission reference WP/16/00271/VAR.
Reserved matters consent reference number WP/19/00137/REM was granted on 22
August 2019 pursuant to conditions 4 (a) (the layout, scale, appearance, access and
landscaping); 4 (b) vehicle, cycle and foot access routes and parking;
4 (c) hard and soft landscaping including boundary treatments and details of street
furniture and lighting; 4 (A) (a) layout, design and specification of drainage
infrastructure; 4 (a) (b) detailed survey of existing ground levels, details of any proposed
alterations to existing ground levels, the final ground level of the development and the
finished floor levels of the buildings; 4 (A) (c) waste management facilities strategy and
waste audit, including arrangements for the provision of waste collection receptacles; 6
(accordance with the planning application development framework plan); 12 (landscape
maintenance plan); 19 (foul water); 20 (surface water), 23 (sustainability
statement/assessment); 31 (nationally described space standards) and 32 (national
accessibility standards) of variation to planning permission reference
WP/16/00271/VAR for 199 dwellings.
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Reserved matters consent reference number WP/17/00377/REM was granted on 19
September 2019 pursuant to conditions 4 (a) (the layout, scale, appearance, access
and landscaping); 4 (b) vehicle, cycle and foot access routes and parking;
4 (c) hard and soft landscaping including boundary treatments; 4 (A) (a) layout, design
and specification of drainage infrastructure; 4 (a) (b) detailed survey of existing ground
levels, details of any proposed alterations to existing ground levels , the final ground
level of the development and the finished floor levels of the buildings;
4 (A) (c) waste management facilities strategy and waste audit, including arrangements
for the provision of waste collection receptacles; 20 (scheme for disposal of surface
water) of variation to planning permission reference WP/16/00271/VAR for a 66
bedroom care home for older persons.
Reserved matters consent reference WP/19/00630/REM was granted on 9 December
2019 pursuant to conditions 4 (a) (the layout, scale, appearance, access and
landscaping); 6 (accordance with the planning application development framework plan)
to variation to planning permission reference WP/16/00271/VAR for 3 no. proposed
substations within phase 1a+b at Glenvale Park (Wellingborough North).
Reserved matters consent reference WP/18/00188/REM was granted on 19 December
2019 pursuant to WP/16/00271/VAR, specifically conditions 4 (a) (the layout, scale,
appearance, access and landscaping); 4 (b) vehicle, cycle and foot access routes and
parking; 4 (A) (a) layout, design and specification of drainage infrastructure; 6
(accordance with the planning application development framework plan); 10 (structural
landscape scheme); 12 (Landscape Maintenance Plan); 19 (foul water drainage); 20
(surface water drainage); 27 (highway and access works), to determine access and
landscaping for the area known as Phase 1b infrastructure and open space at Glenvale
Park (Wellingborough North) - Additional information and amended plans (Part
retrospective) pursuant to WP/16/00271/VAR, specifically conditions 4 (a) (the layout,
scale, appearance, access and landscaping); 4 (b) vehicle, cycle and foot access
routes and parking; 4 (A) (a) layout, design and specification of drainage infrastructure;
6 (accordance with the planning application development framework plan); 10
(structural landscape scheme); 12 (Landscape Maintenance Plan); 19 (foul water
drainage); 20 (surface water drainage); 27 (highway and access works), to determine
access and landscaping for the area known as Phase 1b infrastructure and open space
at Glenvale Park (Wellingborough North) - Additional information and amended plans
(part retrospective).
Reserved matters consent reference WP/19/00380/REM was granted on 19 February
2020 pursuant to conditions 4(a) the layout, scale, appearance, access and
landscaping; 4(b) vehicle, cycle and foot access routes and parking; 4(c) hard and soft
landscaping including boundary treatments and details of street furniture and lighting; 4
(A) (a) layout, design and specification of drainage infrastructure; 4 (A) (b) detailed
survey of existing ground levels, details of any proposed alterations to existing ground
levels, the final ground level of the development and the finished floor levels of the
buildings; 4 (A) (c) waste management facilities strategy and waste audit, including
arrangements for the provision of waste collection receptacles; 5 (statement of
compliance with the design code; 12 (Landscape maintenance plan); 14 (Noise
mitigation measures) and 23 (sustainability statement/assessment) of variation to
planning permission reference WP/16/00271/VAR for the erection of 261 dwellings on
parcels R5 & R6 of Phase 1 Glenvale Park
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Reserved matters consent reference WP/19/00706/REM was granted on 19 February
2020 pursuant to WP/16/00271/VAR, specifically conditions 4 (a) (the layout, scale,
appearance, access and landscaping); 4 (b) vehicle, cycle and foot access routes and
parking; 4 (A) (a) layout, design and specification of drainage infrastructure; 6
(accordance with the planning application development framework plan); 10 (structural
landscape scheme); 11 (existing landscape features); 12 (Landscape Maintenance
Plan); 15 (Construction Management Plan); 16 (Lighting Strategy); 19 (foul water
drainage); 20 (surface water drainage); 27 (highway and access works), to determine
access and landscaping for the area known as Phase 1c infrastructure and open space
at Glenvale Park serving parcels R8a and R8b.
Reserved matters consent reference WP/19/00758/REM was granted on 18 March
2020 pursuant to WP/16/00271/VAR, specifically conditions 4 (a) (the layout, scale,
appearance, access and landscaping); 4 (b) vehicle, cycle and foot access routes and
parking; 4 (A) (a) layout, design and specification of drainage infrastructure; 6
(accordance with the planning application development framework plan); 10 (structural
landscape scheme); 11 (existing landscape features); 12 (Landscape Maintenance
Plan); 15 (Construction Management Plan); 16 (Lighting Strategy); 19 (foul water
drainage); 20 (surface water drainage); 27 (highway and access works), to determine
access and landscaping for the area known as RMA 2 infrastructure and open space at
Glenvale Park serving parcels R7 and R9.
A Reserved matters application reference WP/17/00525/REM pursuant to conditions 4
(a) (the layout, scale, appearance, access and landscaping); 4 (b) vehicle, cycle and
foot access routes and parking; 4 (c) hard and soft landscaping including boundary
treatments and details of street furniture and lighting; 4 (A) (a) layout, design and
specification of drainage infrastructure; 4 (a) (b) detailed survey of existing ground
levels, details of any proposed alterations to existing ground levels, the final ground
level of the development and the finished floor levels of the buildings; 4 (A) (c) waste
management facilities strategy and waste audit, including arrangements for the
provision of waste collection receptacles; 6 (accordance with the planning application
development framework plan); 31 (nationally described space standards) and 32
(national accessibility standards) of planning application WP/16/00271/VAR for 40
dwellings - amended description and plans + design code compliance and access
statement is pending determination by the planning committee at the meeting being
held on 10 June 2020.
Reserved matters application reference WP/20/0099/REM pursuant to
WP/16/00271/VAR, specifically conditions 4 (a) (the layout, scale, appearance, access
and landscaping); 4 (b) vehicle, cycle and foot access routes and parking; 4 (c) hard
and soft landscaping including boundary treatments and details of street furniture and
lighting; 4 (d) layout and design of public open space; 4A (a) layout, design and
specification of drainage infrastructure; 4A (c) waste management facilities strategy and
waste audit, including arrangements for the provision of waste collection receptacles; 6
(accordance with the planning application development framework plan); 10 (structural
landscape scheme); 19 (foul water drainage); 20 (surface water drainage); 23
(sustainability statement/assessment), for proposed primary school, community centre,
nursery and local children's play area (separate to the play provided as part of the
primary school), comprising vehicular parking, hard and soft landscaping, and areas of
hard and soft play, at Glenvale Park (Wellingborough North) is pending determination
by the planning committee at the meeting being held on 10 June 2020.
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APPLICATION PROPOSAL
This amended application seeks reserved matters consent pursuant to
WP/16/00271/VAR, specifically conditions 4 (a) (the layout, scale and appearance); 4
(b) vehicle, cycle and foot access routes and parking; 4 (c) hard and soft landscaping
including boundary treatments ;4 (d) layout and design of public open space; 4A (a)
layout, design and specification of drainage infrastructure; 4A (c) waste management
facilities strategy and waste audit, including arrangements for the provision of waste
collection receptacles; 6 (accordance with the planning application development
framework plan); 10 (structural landscape scheme); 19 (foul water drainage); 20
(surface water drainage); 23 (sustainability statement/assessment), for proposed local
centre, comprising 968m2 of Use Class A1 (food retail and commercial units), 162m2 of
Use Class A3 (food and drink unit), 5 no. apartments of Use Class C3, and 538m2 of
Use Class D2 (gym) with associated parking, landscape works, at Glenvale Park
(Wellingborough North).
The amended application was accompanied by a site layout plan, street scenes,
proposed visuals, floor elevational plans, a boundary treatment plan, a waste
management strategy, a foul drainage plan, a surface water drainage plan, swept path
analysis, a detailed landscaping plan, a planning design and access statement, a
technical note on surface water drainage and flood risk, a landscape maintenance plan,
a delivery management strategy, a crime prevention statement, a Breeam preassessment and a sustainability statement.
The local centre proposal comprises of three buildings with associated car parking
which includes:
- a mixed use two storey building with 4 ground floor units (a mix of A1, A2, A3 and A5
uses) and 5 residential apartment's (C3 use) on the first floor;
- a mixed use two storey building with a food store (A1 use) on the ground floor and a
gym (D2 use) on the first floor;
- a detached single storey café/restaurant unit (A3 use).
The ground floor unit will be a finished shell only to allow fit-out work to suit the end
user/occupier requirements. The ground floor units will have a total gross external area
of 690 square metres comprising of the following areas:
Unit 1 - 200 square metres;
Unit 2 - 102 square metres;
Unit 3 - 102 square metres;
Unit 4 - 104 square metres;
Unit 5 - 162 square metres;
The residential apartments will comprise 4 two bedroom units and 1 three bedroom unit
above the ground floor directly accessible from a separate communal residential stair
entrance and lobby.
The proposed food store will have a gross external area of 460 square metres and will
include a retail sales floor, an internal back of house area for goods storage and staff
facilities and an associated external service area for plant equipment and general
storage. The first floor will contain a gym access from a dedicated stair and access.
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Associated with the uses is a car park containing 90 spaces, an urban public square
and landscaping.
ENVIRONMENTAL IMPACT ASSESSMENT
As the original outline planning application and variation of condition applications were
EIA development, this application is regarded as a subsequent EIA application. Under
the Town and Country Planning (Environmental Impact Assessment) Regulations 2017
subsequent EIA applications including reserved matter applications and applications
requiring approval before development can commence eg approval of conditions. As
part of the requirements therefore, the process of screening must be carried out.
It is considered that the proposed development as described by the applicant is a
subsequent EIA application but that the original EIA submitted with the outline planning
application and update environmental statement submitted with the subsequent
variation of condition applications adequately addresses the environmental effects of
the proposal. Therefore in accordance with Regulation 9 (2) of the EIA 2017
Regulations, where the environmental information already before a local planning
authority is considered to be adequate to assess the environmental effects of a
development, that information shall be taken into consideration in the determination of a
subsequent application.
As such the original environmental statement and update information has therefore
been taken into account and it is considered that no further information is required in
order to assess the environmental effects of the development.
NATIONAL GUIDANCE, DEVELOPMENT PLAN POLICY AND SUPPLEMENTARY
PLANNING DOCUMENTS/GUIDANCE
National Planning Policy Framework (NPPF) (19 February 2019)
Planning Practice Guidance (PPG)
National Design Guide (PPG) (September 2019)
North Northamptonshire Joint Core Strategy -Part 1 of the local plan (JCS)
Policies:
1 (presumption in favour of sustainable development)
2 (historic environment)
3 (landscape character)
4 (biodiversity and geodiversity)
5 (water environment, resources and flood risk management)
7 (community services and facilities)
8 (North Northamptonshire place shaping principles)
9 (sustainable buildings and allowable solutions)
10 (provision of infrastructure)
11 (network of urban and rural areas)
28 (housing requirements and strategic opportunities)
29 (distribution of new homes)
30 (housing mix and tenure)
Plan for the Borough of Wellingborough - Part 2 of the local plan (PBW)
Policies
H1 (urban housing allocations)
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R1 (retail hierarchy)
R2 (neighbourhood shops)
R3 (local impact threshold)
Site 2 (Wellingborough north)
Supplementary planning documents/guidance:
Sustainable Design
Biodiversity
Planning Out Crime in Northamptonshire
Parking
SUMMARY OF REPLIES TO CONSULTATIONS/REPRESENTATIONS RECEIVED
1. Northamptonshire Highways - recommends that subject to compliance with the
following requirements of the local highway authority no objection is raised to the
application on highway safety or capacity grounds.
- The previously agreed arrangements for both residential and non-residential parking
provision to serve the proposed development are noted and are acceptable.
- A suitable planning condition or informative will be required to ensure that prior to
occupation the food-store operator will have in place a delivery management strategy,
in the form submitted in support of the application, regarding deliveries and service
access of the store.
2. Sport England - the proposed development does not fall within either their statutory
remit (Statutory Instrument 2015/595), or non-statutory remit (National Planning Policy
Guidance (PPG) Par. 003 Ref. ID: 37-003-20140306), therefore Sport England has not
provided a detailed response in this case.
3. Wellingborough Norse - would require waste bins to be presented at the edge of
the property, or collection point as agreed, nearest to the access road.
4. Environment Agency - has no objection to the application as submitted.
5. The council's environmental protection officer (contamination) - has no
comments or objections to make on this application for land contamination.
6. Commission for Darker Skies - has reviewed the sustainability statement and the
design and access statement relating to this application. External lighting is mentioned
in the sustainability statement paragraph 5.4 but there is little comment made regarding
minimising energy waste from light pollution that can be viewed to date. CFDS hopes
that a full lighting assessment will accompany a lighting scheme submission to BCW for
approval in the near future and we would welcome the opportunity to make comment on
this.
7. Northamptonshire Local Lead Flood Authority - recommends having reviewed the
submitted surface water drainage information located within the technical note TN024
North Wellingborough Local Centre Development surface water drainage and flood risk
reference 27391 dated 20th December 2019 prepared by Stantec advise that sufficient
information has been received to partially discharge conditions 20 surface water
drainage of WP/16/00271/VAR to which this application refers.
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8. Anglian Water - has reviewed the applicant's submitted foul drainage information
(updated masterplan and foul drainage layout (21/01/20)) and considers that the
impacts on the public foul sewerage network have been adequately addressed at this
stage.
9. Northamptonshire archaeological advisor - has no comments to make.
10. The landscape consultant on behalf of the JPDU - has reviewed the amended
detailed landscaping scheme and amended boundary treatment scheme and confirms
that the applicant's agent has taken all of my previous recommendations on board and
therefore have no further comments.
11. The council's environmental protection team leader (noise, odour and air
quality) - recommends that the conditions in relation to an acoustic assessment; details
of noise and vibration of any plant or ducting and details of a scheme for the extraction;
treatment of fumes and odours together; restricting the opening times of the food store;
restricting delivery times to all the units; details of an acoustically insulated scheme for
the gym; details of noise levels and mitigation required inside the flats, details of noise
barriers; details of a construction environmental management plan and details of
lighting.
12. The council's landscape officer - recommends confirms the choice of the species
of trees in the urban square is acceptable. The fastigiate Callery pear could be said to
be currently rather overused in the urban setting but it should look well at the four
corners of the formal square and the white blossom will provide welcome seasonal
interest while complementing the white bark of the birch.
13. Neighbours - one letter of objection has been received from an occupier who lives
in the vicinity of the site making the following points:
- After reviewing these documents, does not think enough emphasis and focus has
been placed on cycling and walking in line with the government's 'walking and cycling
strategy'.
- NICE recommend developers build "safe, convenient, inclusive" transport
infrastructure. Please can the plans be reconsidered thinking about creating a
dedicated and segregated cycle network to encourage people to cycle round this
development and into town. Can the width of the pavement be widened to make a
more pleasant walking experience?
- Can priorities be altered at every junction? This would set this new development at
the forefront of making the area a place for people where the car is the guest. The idea
is that the pavement on main roads extends across the junction being a very visual
reminder that the pedestrian has priority rather than vehicles manoeuvring into side
streets.
Can zebra crossings be installed?
ASSESSMENT AND REASONED JUSTIFICATION
The proposal raises the following main issues:
- conformity with the development plan and material considerations;
- design, layout and the effect on the character and appearance of the surrounding
area;
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- effect on archaeology;
- effect on landscape visual amenity;
- effect on flood risk and surface water drainage;
- effect on foul sewage;
- effect on noise;
- noise on air quality;
- compliance with national space standard;
- effect/impact on the living conditions of the neighbouring occupiers and the future
occupiers of the development;
- effect/impact on highway safety in relation to the proposed access arrangement and
parking provision;
- contamination;
- crime and disorder;
- conditions
Conformity with the development plan and material considerations
Section 38(6) of the Planning and Compulsory Purchase Act 2004 states that "If regard
is to be had to the development plan for the purposes of any determination to be made
under the Planning Acts, the determination must be made in accordance with the
development plan unless material considerations indicate otherwise."
Policy 1 of the JCS is clear that when considering development proposals, the local
planning authority will take a positive approach that reflects the presumption in favour of
sustainable development as set out within the revised NPPF.
Policy 7 (a) of the JCS states "development should support and enhance community
services and facilities where appropriate by providing on site where necessary or
contributing towards accessible, new or enhanced community services and facilities to
meet the needs arising from the development utilising, where possible opportunities for
the co-location of facilities or the use of existing suitable sites".
Policy 10 of the JCS states "development must 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".
Policy 10 (a) states "to achieve this, a combination of funding sources will be sought to
deliver the infrastructure required by the plan. Developers will either make direct
provision or will contribute towards the provision of infrastructure required by the
development either alone or cumulatively with other developments".
Policy R2 of PBW states "small scale retail development to serve the day to day needs
of local neighbourhoods will normally be permitted".
Policy Site 2 of the PBW sets out development principles for the Wellingborough North
SUE. Criterion E requires a mixture of housing types, sizes and tenure to meet the
needs of older persons, accessible housing, starter homes and self build.
Condition 6 of the variation to planning permission reference WP/16/00271/VAR
requires each reserved matters application to substantially accord with the development
framework plan (drawing numbered BBD008/010/BH received on 21 July 2016) and be
accompanied by a written statement which demonstrates compliance.
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The proposed site will comprise of a mix of uses falling within use classes A1 (food
retail and non food retail), A2 (financial and professional services), A3 restaurant/café,
A5 takeaway, D2 (gym) and C3 (residential) defined by the Town and Country Planning
(use classes) order 1987.
The principle of the development of the application site for a local centre comprising of
the uses classes set out above has been established through the revised approved
development framework plan for the SUE and under condition 6 of the varied outline
planning permission reference WP/16/0271/VAR and would be in accordance with
policies 7(a) and 10 (a) of the JCS and policies R2 and Site 2 (E) of the PBW and
condition 6 of the variation to planning permission reference WP/16/00271/VAR.
The proposed development would meet an identified need for a new local centre to
serve the day to day needs of the future residents of the Glenvale Park development
and existing residents who live in the immediate vicinity of the SUE.
However, the acceptability of the scheme would be dependent on compliance with other
detailed planning policies and material considerations discussed in detail below:
Design, layout and the effect on the character and appearance of the surrounding
area
JCS at policy 8 (d) (i) and (ii) describes the principles that proposed development must
take into account with regards to its effect on the character and appearance of an area.
The government at paragraph 127 (a) - (d) of the revised NPPF attach great importance
to the design of built development. It goes on to advise that planning decisions should
ensure that development will function well and add quality of the overall area; not just
for the short term but over the life time of a development; are visually attractive as a
result of good architecture, layout and appropriate and effective landscaping; are
sympathetic to local character and history, including the built environment and
landscape setting, while not discouraging appropriate innovation and change; establish
or maintain a strong sense of place, using the arrangements of streets, space, building
types and materials to create attractive, welcoming and distinctive places to live, work
and visit.
The National Design Guide, illustrates how well-designed places that are beautiful,
enduring and successful can be achieved in practice. It forms part of the Government's
collection of planning practice guidance and should be read alongside the separate
planning practice guidance on design process and tools.
Section 2.7 of the phase 1 design code provides guidance and design parameters for
new within the proposed neighbourhood centre.
The key design code requirements are:- Buildings should be predominantly two or three storey;
- All commercial buildings should be accessible from the street;
- Rear servicing is permissible and access should be gated;
- Interaction at ground and first floor to achieve an animated public realm;
- The wall plane will make up the mass of the façade. The scale, proportion and form
making up the wall plane will contribute to the character;
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- The top part of the building should be clearly articulated;
- The street scene should be unified by achieving rhythm in the composition of the three
elements of the façade;
This application comprises the provision of three buildings on parcel R4 in phase 1.
Reserved matters approval is sought for access, appearance, landscaping, layout,
scale.
Appearance
The approved design code states the following in relation to appearance:
- Buildings should be predominantly two and three storeys. Four storey development is
permissible at prominent corners. The food store may have other uses above including
residential;
- The top of the building should be clearly articulated as the vertical limit of the
elevation. A simple crisp line in metal or narrow cornice in stone or brick may form the
extent of the buildings façade and;
- The street scene should be unified by achieving a rhythm of the composition of the
three elements of the façade.
Two of the proposed buildings in the local centre would be two storeys and a third
building would be single storey. The proposed scale of the buildings would accord with
the criteria set out in the design code. The proposed food store would have a gym on
the first floor and four residential flats would be located above the proposed block of five
retail units.
The principal urban designer on behalf of the JPDU supports and appreciates that a
contemporary approach to the architecture has been taken for this local centre in order
to be aligned with the residential parcels, public house and residential care home for the
elderly coming forwards across the rest of phase 1 Glenvale Park. The similar
appearance across all the buildings in the local centre is supported.
The principal urban designer on behalf of the JPDU expressed concerns about the
proposed original material palette which included white render which is not be promoted
across Glenvale Park and officers have fought to ensure that render is not used on the
residential dwellings coming forward. This is due to the effect render can have of
appearing stained, darkened and in a poor state of repair relatively quickly. Amended
plans have been submitted which replaces the render with metal flat cladding panels in
aluminium grey, which assists with creating a more contemporary aesthetic for these
key buildings.
There are some aspects of the elevational treatments which are positive, such as
turning the corner on the gym entrance which adds interest and articulation to the
elevations. In addition projecting fascia brick panels are being provided on the
buildings which tie in with similar features which have been included on the proposed
dwellings in adjacent parcel R4b under reserved matters application reference
WP/17/00525/REM and the proposed primary school and community centre under
reserved matters application reference WP/20/00099/REM. The use of grey windows
also ties in with the colour of the windows proposed on the dwellings in the adjacent
parcel R4b under reserved matters application reference WP/17/00525/REM and on the
approved public house and care home scheme for elderly residents which all form lie in
close vicinity to this site.
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The proposed landscape treatment in terms of materials such as surfacing, bollards and
lighting appears to be suitable.
The principal urban designer for the JPDU supports the residential use above the
commercial units on ground floor of units 1-4, and these kinds of mixed use blocks
should be prominent across a successful local centre. It would be the principal urban
designer for the JPDU preference for buildings such as this to be 3 storeys, so
potentially a second floor of apartments, to help bring a critical mass of residents into
the local centre and assist with increasing the height in this core location adjacent to the
main road where 3 storey townhouses have been proposed onto the primary spine
road. The applicant does not consider it necessary to add a second storey of
residential development above the retail units and assist with increasing the scale of the
development adjacent to Niort Way and the main spine road to tie in with the proposed
town houses to the north under reserved matters application WP/17/00525/REM.
No neighbour objections have been received in relation to the amended proposed
appearance of the proposed development.
The appearance of the proposed mixed use local centre is considered to be appropriate
and in accordance with policy 8 (d) (i) and (ii) of the JCS, the parameters set out in the
design code in relation to appearance and condition 4 (a) (appearance) of the variation
to outline planning permission reference WP/16/00271/VAR.
Layout
The approved design code states the following in relation to layout:
- All public and commercial buildings should be accessible from the street;
- Servicing should be achieved from the street for smaller units. Rear servicing is
permissible for the food store providing it will not have a detrimental impact on the other
uses in the block. Access to the service areas should be gated to provide continuity of
the frontage.
- Interaction at ground level will be key to achieving an animated public realm. The base
of the building façade will provide an interface between the ground floor activities and
the public realm - close visual contact should be possible.
The principal urban designer for JPDU considers that the layout of local centre should
be the showcase of the development at Glenvale Park and represent the best in
architecture and place making, with a strong emphasis on the community, movement
accessibility and dominance of the pedestrian over vehicles, and a strong sense of
cohesiveness as a space which acts as the focal point of the development. The
proposed layout is considered to retain a predominantly vehicle led approach, and
whilst it is appreciated that a large number of visitors will access the local centre by
private car, this should in the opinion of the principal urban designer for JPDU be a
subservient element of the design not the focus, which it is felt this proposed
development tends to lean towards. However, the part of the site closest to Niort Way,
is constrained by a drainage easement which cannot be built upon which has lead to
the buildings being set back and car parking being provided adjacent to Niort Way
where the easement runs. The frontage of all the buildings would be clearly visible from
both Niort Way and the new eastern spine road serving Glenvale Park and will be
accessible from footways to the north, east and west of the development. Additional
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planting is proposed to be provided along the boundary with Niort Way to soften the
visual appearance of the hard surfacing.
The three buildings would all be animated from the street and turn corners providing
surveillance on the public realm from the flank elevations providing highly animated
frontages. Thus according with guidance set out in the design code.
There will be no through connection along the south eastern boundary into residential
parcel R4b from the car park. A 0.6 metre high estate rail fence with landscaping is
proposed to be provided to the south of plot 21 (see boundary treatment plan under
reference WP/17/00525/REM) and would be associated with this plot. All the rear
boundaries of residential gardens around the south eastern perimeter of the car parking
area would consist of 1.8 metre high brick walls, providing a robust boundary solution
between the residential properties and the local centre.
The proposed public square to the north of the food store has been amended to contain
a mix of two different types of trees species and provide space for events to be held.
The footpath link along the eastern boundary to the residential development has been
widened and landscaping has been provided on either side to provide a clear and
positive link between the two development parcels and encourage future residents to
access the local centre on foot. Bollards are proposed to be constructed along the
eastern boundary, in lieu of an originally proposed 0.6 metre metal fence. The northern
boundary of the square which runs adjacent to four residential apartments will be
enclosed by 1.5 metre high vertical railings clearly defining public and private areas and
providing the ground floor residential apartments with their own defensible space, whilst
providing surveillance opportunities onto the public square.
The plans have been amended to provide a wall along the northern boundary and a
gate to the service yard serving the 4 ground floor retail units, which is accessed from
the eastern side of the building. These units would be serviced from the local centre.
The proposed food store is to be serviced from a dedicated parallel servicing bay for
delivery vehicles located to the front of the unit. The service yard located to the rear of
the food store would not be accessible to vehicles. This area would be gated off.
Amended plans have replaced the original timber enclosure for the waste/bin store area
on building 5 with a brick wall and timber gates to match the enclosure which has been
approved on the adjacent public house. The proposed servicing areas for the food
store and retail units would comply with guidance in the design code.
No neighbour objections have been received in relation to the amended proposed
layout of the development.
The layout of the building is considered to be appropriate and in accordance with policy
8 (d) (i) and (ii) of the JCS, the parameters set out in the design code in relation to
layout and condition 4 (a) (layout) of outline planning permission reference
WP/16/00271/VAR.
Scale
The design code is clear that this area should be predominantly two and three storey.
Four storey developments are permissible on prominent corners. The food store may
have other uses above ground floor including residential above. The proposed scheme
presents two two storey buildings with a single storey unit at a key location.
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The proposed retail and residential dwellings have a mono -pitched roof which would
measure 6.4 metres at the lowest point (northern elevation adjacent to residential
development) and 8.3 metres at the highest point (southern elevation fronting local
centre).
The proposed food store and gym has a mono -pitched roof which would measure 7.4
metres at the lowest point (eastern elevation adjacent to residential development) and
9.6 metres at the highest point (western elevation fronting local centre).
Freestanding Unit 5 would measure has a mono -pitched roof which 4.1 metres at the
lowest point (eastern elevation adjacent car park) and 5.5 metres at the highest point
(western elevation fronting the main spine road).
The proposed elevations comparative heights plan on drawing number 1033 -026
shows the scale of the proposed combined retail units and residential block in relation
to dwellings proposed to be located to the north of the site off the main spine road and
the dwellings located to the east which front onto the urban square. The proposed
dwellings to the north on plots 1-6 would consist of three storey town houses the
second floor and roof of these dwellings would be visible from the car park serving the
local centre. The proposed dwellings to the east of plots 14 -17 would be of a similar
scale.
The scale of the food store and gym would be lower than dwellings located to the east
on plots 18 and 19. The proposed scale of the local centre would not be out of keeping
with the buildings on the neighbouring sites.
No neighbour objections have been received in relation to the amended proposed scale
of the development.
The overall scale of the proposal complies with the parameters for the scale of the
neighbourhood centre set out in the design code and the details related to scale are
therefore considered to be acceptable and accord with policy 8 (d) (i) and (ii) of the
JCS, the parameters set out in the design code in relation to layout and condition 4(a)
(scale) of variation to outline planning permission reference WP/16/00271/VAR.
Landscaping
Policy 3 (a), (b) and (e) of the JCS states 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.
The application site has been cleared and there are no distinctive landscape features
currently on the site worthy of retention within the proposed development. A key
consideration would be whether the proposed development would integrate with the
adjacent land use designations.
In response to consultation comments provided by the landscape consultant on behalf
of the JPDU an amended detailed landscape scheme has been provided by applicant's
landscape consultant. The following amendments can be seen on drawing number
2290 140 Rev C.
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The originally proposed hedge of Photinia x fraserii is replaced with Prunus
laurocerasus 'Otto Luyken' hedge within the formal square.
To provide an instant impact to the scheme, all the proposed trees are upgraded to
'extra heavy standard' trees with a girth of 14 to 16 centimetres.
To improve visual interest, three additional trees have been accommodated in the
scheme.
In terms of providing a sense of continuity, Carpinus betulus hedge is proposed to only
one of the marked areas as the other (south western) edge falls under a drainage
easement area. Behind the hedge will sit a 1.1 metre high galvanised metal estate
railing fence colour Chicago grey which will run along part of the southern and western
boundaries. The proposed boundary treatment and landscaping around the southern
and western boundaries of the local centre fronting the A509 Niort Way and the new
spine road would be similar to those permitted around the boundary of the permitted
public house/restaurant on the opposite site of the spine road.
The landscape consultant on behalf of the JPDU has reviewed the amended detailed
landscaping scheme and amended boundary treatment scheme and confirms that the
applicant's agent has taken all of my previous recommendations on board and therefore
have no further comments.
Amended drawing number CSA/2290/140 REV C entitled soft landscape proposals
indicates trees in the public square which comprise of two different species.
The council's landscape officer confirms the choice of the species of trees in the urban
square on amended drawing number CSA/2290/140 Rev C is acceptable. The
fastigiate Callery pear could be said to be currently rather overused in the urban
settings but it should look well at the four corners of the formal square and the white
blossom will provide welcome seasonal interest while complementing the white bark of
the birch. The shrub species on the west boundary will add interest and a sense of
enclosure without limiting the views into the site. The grass over the easement could
become worn by pedestrians.
No neighbour objections have been received in relation to the effect on landscape
visual amenity of the development.
Subject to a condition requiring the detailed landscaping scheme and boundary
treatments to be implemented the proposed development is considered to be in
accordance with policies 3 (a), (b) and (e) of the JCS, the approved design code for
phase 1 in relation to landscaping and condition 4 (c) (landscaping) of outline planning
permission reference WP/16/00271/VAR.
Effect on archaeology
JCS policy 2 (d) requires that where proposals would result in the unavoidable and
justifiable loss of archaeological remains, provision should be made for recording and
the production of a suitable archive and report.
With regards the revised NPPF, section 16 sets out government advice on conserving
and enhancing the historic environment and in particular paragraph 189 advises that,
where appropriate, when determining an application which could affect a heritage asset
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with archaeological interest the council should, where appropriate, require developers
to submit a field evaluation.
The proposed development area which lies within the phase 1A development area was
evaluated by Cotswold Archaeology in spring 2015. The evaluation report highlighted
that the phase 1A area contained no significant archaeological activity. The country
archaeological advisor recommends that in the light of the evaluation results no
archaeological mitigation will be required in association with development within the
phase 1A area.
Northamptonshire archaeological advisor had no comments to make on this application.
No neighbour objections have been received in relation to the effect on archaeology.
The development would comply with policy 2 (d) of the JCS.
Effect on flood risk and drainage
The JCS at policy 5 sets out a raft of sub policies aimed at preventing or reducing flood
risk.
The revised NPPF at chapter 14 sets out government views on how the planning
system should take into account the risks caused by flooding. The planning practice
guidance under the chapter titled 'flood risk and climate change' gives detailed advice
on how planning can take account of the risks associated with flooding in the
application process.
Condition 4 (A) (a) of variation to planning permission reference WP/16/00271/VAR
seeks details of the layout, design and specification of drainage infrastructure.
Condition 20 of variation to planning permission reference WP/16/00271/VAR seeks
details of a scheme for the disposal of surface water from that phase or sub-phase.
Condition number 18 of variation to planning permission reference WP/16/00271/VAR
requires that a stage 2 flood risk assessment be submitted. Although, no flood risk
information has been submitted with this application the Environment Agency have
reviewed the site plan against the overall stage 2 flood risk assessment for the site.
The site plans demonstrate that no built development is proposed within the modelled
1% (1 in 100) and 0.1% (1 in 1000) extents. Accordingly, the Environment Agency
confirms that the information submitted is sufficient to partially discharge condition 4 (A)
(a) of variation to planning permission reference WP/16/00271/VAR.
The Environment agency has no objections to this reserved matter application.
Anglian Water has reviewed the applicants submitted surface water drainage
information (updated masterplan and foul drainage layout (21/01/20) and the proposed
method of surface water management does not relate to Anglian Waters operated
assets. As such, Anglian Water is unable to provide comments on the suitability of the
surface water management. The local planning authority should seek the advice of the
Lead Local Flood Authority or the Internal Drainage Board.
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Northamptonshire Local Lead Flood Authority recommends having reviewed the
submitted surface water drainage information located within the technical note TN024
North Wellingborough Local Centre Development surface water drainage and flood risk
reference 27391 dated 20 December 2019 prepared by Stantec and advise that
sufficient information has been received to partially discharge conditions 4 (A) (a) and
20 surface water drainage of variation to planning permission reference
WP/16/00271/VAR to which this application refers.
No neighbour objections have been received in relation to surface water drainage or
flood risk.
The specification of the surface water drainage infrastructure is considered to be
appropriate and in accordance with policy 5 of the JCS and conditions 4 (A) (a)
(specification of the drainage infrastructure) and 20 (details of a scheme for the disposal
of surface water from that phase or sub-phase) of variation to planning permission
reference WP/16/00271/VAR.
Effect on foul sewage
JCS policy 6 requires new development to be supported by the timely delivery of
infrastructure.
JCS Policy 10 (b) requires new development to minimise increases in the demand for
additional/expanded water infrastructure. Whilst policy 10 (c) states that planning
permission will only be granted if it can be demonstrated that there will be sufficient
infrastructure capacity provided within an agreed timescale to support and meet all the
requirements which arise from the proposed development. Policy 10 (d) continues by
saying that the council and developers should work with infrastructure providers to
identify viable solutions to deliver infrastructure where appropriate by phasing
conditions, the use of interim measures and the provision of co-located facilities.
The NPPF at paragraph eight and elsewhere identifies the provision of infrastructure as
part of the economic role as one of the three dimensions of sustainable development.
The PPG under the chapter entitled 'water supply, wastewater and water quality' at
paragraph 20 provides advice on the particular considerations that apply in areas with
inadequate wastewater infrastructure. The PPG explains that if there are concerns
regarding the capacity of wastewater infrastructure, applicants will be asked to provide
information as to how wastewater will be dealt with. The PPG goes on to provide
advice on a number of scenarios regarding the preference to connect to the public
sewerage system and the acceptable alternatives.
Condition 4 (A) (a) of variation to planning permission reference WP/16/00271/VAR
seeks details of the layout, design and specification of drainage infrastructure.
The applicant provided foul drainage strategy which sought to partially discharge
condition 19 (foul water drainage strategy) of variation to planning permission reference
WP/16/00271/VAR.
Assets Affected
Anglian water advises that there are assets owned by Anglian Water or those subject to
an adoption agreement within or close to the development boundary that may affect the
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layout of the site. Anglian Water recommend that the following text be included as an
informative within any decision notice should permission be granted.
"Anglian Water has assets close to or crossing this site or there are assets subject to an
adoption agreement. Therefore the site layout should take this into account and
accommodate those assets within either prospectively adoptable highways or public
open space. If this is not practicable then the sewers will need to be diverted at the
developers cost under Section 185 of the Water Industry Act 1991 or, in the case of
apparatus under an adoption agreement, liaise with the owners of the apparatus. It
should be noted that the diversion works should normally be completed before
development can commence".
Wastewater Treatment
The foul drainage from this development is in the catchment of Broadholme Water
Recycling Centre which currently does not have capacity to treat the flows from the
development site. Anglian Water are obligated to accept the foul flows from the
development with the benefit of planning consent and would therefore take the
necessary steps to ensure that there is sufficient treatment capacity should the planning
authority grant planning permission.
Used Water Network
Anglian Water has reviewed the applicant's submitted foul drainage information
(updated masterplan and foul drainage layout (21/01/20)) and considers that the
impacts on the public foul sewerage network have been adequately addressed at this
stage.
No neighbour objections have been received in relation to surface water drainage.
The specification of the foul water drainage infrastructure is considered to be
appropriate and in accordance with policy (10) (b), (10) (c) and 10 (d) of the JCS and
condition 19 (foul water drainage strategy) of variation to planning permission reference
WP/19/00271/VAR has been satisfied.
Effect on noise
To ensure quality of life and safer and healthier communities the JCS at policy 8 (e) (ii)
states that new development should be prevented from contributing to or being
adversely affected by unacceptable levels of noise.
Chapter 15 of the revised NPPF gives advice on how local planning authorities should
prevent new development from being adversely affected by unacceptable levels of
noise pollution. The NPPF further advises that decisions should aim to avoid noise
from giving rise to significant adverse impacts on health and quality of life as a result of
new development.
The PPG offers detailed advice on Noise which was updated on 24 December 2014.
The council's environmental protection team leader has raised concerns that this
application is not supported by a full acoustic report, particularly as the proposed gym
unit and food store service yard is close to noise sensitive development.
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The service yard is to be located on the eastern side of the food store and all external
plant will be placed here. The layout, amount and extent of services plant is situated by
necessity in relation to the internal food store layout and back of house area which is to
the north of the service area. The service area itself will not be accessed by vehicles so
there will be no noise generated by traffic. Access to this area will be for maintenance
of external plant only and no other activity is envisaged. It should be noted that all
deliveries to the food store will be from the western front of the building directly from a
dedicated delivery bay access from the car park. The council's environmental
protection team leader advises that an acoustic report prior to the design stage is
useful, the service yard has been located immediately adjacent to residential property
which is not ideal and will involve mitigation to protect residential amenity from noise
produced by external plant.
The supporting delivery management plan states that the intended opening hours of the
food store will be 07:00 to and 22.00 and the council's environmental protection team
leader recommends that these hours are conditioned. In terms of deliveries it is
advised that they will only be made within the hours of 07:00 and 20:00 Monday to
Saturday and 10.30 and 17:00 Sundays with the exception of newspapers. Early
morning foodstore delivery will include bread, milk and newspapers/magazines to the
front of the store i.e. between 07:00 - 08:00.
The council's environmental protection team leader would recommend that the time
window for deliveries to the foodstore, the gym, the retail units and the A3
café/restaurant be narrowed to between 08:00 and 18:00 Monday to Saturday and that
the Sunday time slot outlined above includes bank holidays. If newspapers are to be
the exception the council's environmental protection team leader would recommend that
these are delivered to the front of the store. The applicant's agent has confirmed that
all deliveries including newspaper delivery will be to the front of the food store. The
applicant is unwilling to accept the times outlined by the council's environmental
protection officer as the end user for the food store has a delivery which includes bread,
milk and newspapers/magazine between 07:00- 08:00.
The food store operator has stipulated the opening hours should be as stated in the
delivery management plan and agreed these opening times can be conditioned.
However, they have also stipulated that for operational requirement purposes the
delivery hours should remain as stated in the submitted delivery management plan.
The council's environmental protection team leader recommends that should the
council's environmental protection team receive complaints that the store is causing a
noise issue outside of the times recommended then they must be aware that this would
not be considered reasonable under statutory nuisance legislation and enforcement
action could be taken. In light of the applicant's unwillingness to accept the times
outlined above the council's environmental protection officer would recommend the
hours are restricted and at least that deliveries do not occur before 08.00. The store is
right next to sensitive development and they will have to be considerate of this. A
condition has been recommended for deliveries to the foodstore, the gym, the retail
units and the A3 café/restaurant take place between 07:00 and 20:00. The planning
committee need to determine whether or not the delivery hours set out in the delivery
management plan would acceptable? or whether the time recommended by the
councils’ environmental protection officer would be preferable to safeguard future
residential amenities?
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A quiet approach strategy for deliveries has been outlined for the store in the delivery
management plan, which is useful but it is often highly likely to result in human error
and can not be relied on solely for noise mitigation. An acoustic barrier has been noted
in two locations which the council's environmental protection officer would recommend
is conditioned. It must be noted however that the plans themselves have included
fencing and acoustic barriers will always provide some form of mitigation to protect
residential development and in addition act as a visual barrier between domestic and
commercial development in the location which also reduces complaints. Any acoustic
mitigation provision in the form and type of physical barriers would be subject to the
findings and recommendations of the acoustic report. As outlined in the above
paragraphs it is advisable to produce an acoustic report prior the determination of the
design and layout of a local centre so that these issues can be resolved.
Opening hours of the gym are unknown at this stage subject to occupier/tenant
confirmation. There are strip windows on the rear elevation on the residential side but
these are located at high level. Dependent on the internal layout, these are intended to
provide natural daylight to ancillary accommodation such as office space, staff facilities
and changing rooms. It is anticipated that all openable windows will be strictly controlled
by the tenant management. The councils environmental protection team leader
concern with the gym is how acoustically insulated it will be. With windows on the
elevation to the sensitive development if they are opened or indeed their acoustic
properties could enable music noise from gym classes or indeed clanging etc and
people noise to negatively impact on sensitive development. The careful layout of the
gym will assist in negating any impact.
Opening hours of the retail units and A3 café/restaurant are unknown at this stage and
are subject to occupier/tenant confirmation.
The council's environmental protection officer would recommend that operating hours of
the retail units are restricted if there is the intention of residential property above the
units.
In terms of conditions the following are recommended to be inserted into any approval
granted:
Acoustic
"No development shall take place until an assessment on the potential noise from the
development affecting proposed and current residential properties in the area has been
submitted to and approved in writing by the local planning authority. If the assessment
indicates that noise from the development is likely to affect neighbouring residential
properties then a detailed scheme of noise mitigation measures shall be submitted to
and approved in writing by the local planning authority prior to the commencement of
the development. The noise mitigation measures shall be designed so that nuisance
will not be caused to the occupiers of neighbouring noise sensitive premises by noise
from the development. The noise assessment shall be carried out by a suitably
qualified acoustic consultant/engineer and shall take into account the provisions of
BS4142:2014 and BS8233:2014. The approved scheme shall be implemented prior to
the commencement of the use and be permanently maintained thereafter."
Noise Barriers
"Prior to the construction above slab level of any phase or sub phase of the
development a detailed scheme for the location, design and construction of noise
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barriers shall be submitted to and approved by the local planning authority. Details
shall include but not limited to the acoustic properties of the barrier, and the proposed
level of mitigation it shall provide. The approved scheme shall be implemented prior to
the first use of any building in any phase or sub phase of the development and shall be
retained thereafter in perpetuity. The barrier shall be maintained in a satisfactory state
of repair to ensure efficient operation."
Noise levels in residential flats
"Prior to the construction above slab level of the combined retail and residential block, a
scheme to demonstrate that the internal noise levels within the residential units will
conform to BS8233:2014 and WHO noise guidelines values shall be submitted to and
approved in writing by the local planning authority. Prior to the first occupation of any
residential flat the work specified in the approved scheme shall be carried out in
accordance with the approved details and be retained thereafter."
External Plant and ducting systems
"Prior to the first use of any non residential unit in any phase or sub phases, a scheme
for the control of noise and vibration of any plant (including ventilation, refrigeration and
air conditioning) or ducting system to be used in pursuance of this permission shall be
submitted to and approved in writing by the local planning authority. The development
shall be carried out in accordance with the approved details for the associated unit in
any phase or sub phase. The equipment shall be maintained in a condition so that the
rating level of noise emitted from the proposed plant and equipment to be installed on
the site (determined using the guidance of BS4142:2014) shall be at least 5dB below
the existing measured background noise level (LA90,T) during both the daytime (07:00
-23:00) and night time (23:00 - 07:00) period, whenever it is operating as agreed with
the local planning authority. After installation of the approved plant, no new plant or
ducting system shall be implemented in any phase or sub phase without the written
consent of the local planning authority."
Opening hours in relation to the food store
"The hereby approved food store shall not be open to the public before 07:00 hours or
remain open after 22:00 hours on Mondays to Saturdays, nor before 08:00 hours or
after 21:00 hours on Sundays or any recognised public holidays."
"The hereby approved ground floor retail units and A3 café/restaurant shall not be open
to the public before 07:00 hours or remain open after 22:00 hours on Mondays to
Sundays."
"The hereby approved gym shall not be open to the public before 06:00 hours or remain
open after 22:00 hours on Mondays to Friday and 06:00 to 20:00 on Saturday, Sundays
and bank holidays."
Deliveries
"No vehicles making deliveries to or from the foodstore, the gym, the retail units or A3
café/restaurant shall enter or leave the site, or machinery operated, except between the
hours of 07:00 and 20:00 hours Monday to Saturday and 10:30 to 17:00 on Sundays
and recognised public holidays with the exception of newspaper deliveries which are to
be delivered to the front of the foodstore".
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Gym usage in particular
"Prior to the commencement of any construction works on site in any phase or sub
phase details of an acoustically insulated to a scheme for the hereby approved first floor
gym shall be submitted to and approved by the local planning authority. The scheme
shall ensure that the background noise level at the boundary of the site or the nearest
noise sensitive dwelling does not increase. For the avoidance of doubt calculated noise
levels at the measurement point should be 5 dB(A) below the existing background level.
The approved scheme shall be implemented prior to the use of the first floor gym."
The BREEAM report highlights that the developer is to undertake responsible
construction practices and join the considerate contractor scheme. The environmental
protection team leader has also identified the potential for noise disturbance to existing
and future residents during the construction of the local centre. Condition 15 of
variation for planning permission reference WP/16/00271/VAR requires a construction
environmental management plan for each phase or sub-phase to be submitted. A
construction environmental management plan shall be submitted under a separate
application for approval of details reserved by condition.
No neighbour objections have been received in relation to noise.
Subject to conditions in relation to an acoustic assessment, details of noise and
vibration of any plant or ducting, details of an acoustically insulated scheme for the
gym, restrictions on the hours of use of the food store, restrictions on the delivery times
to the units, details of noise levels and mitigation required inside the flats, details of
noise barriers would comply with policy 8 (e) (ii) of the JCS.
Effect on air quality
The East Midlands region is looking to minimise the cumulative impact on local air
quality that ongoing development has rather than looking at significance.
As the proposed development includes the provision for vehicle parking key theme of
the revised NPPF is that developments should enable future occupiers to make "green"
vehicle choices and paragraph 105 (e) "incorporate facilities for charging plug-in and
other ultra-low emission vehicles". Policy 15 (c) of the JCS seeks for the design of
development to give priority to sustainable means of transport including measures to
contribute towards meeting the modal shift targets in the Northamptonshire
Transportation Plan.
To prepare for the increased demand for electric vehicles in future years two electric
vehicle charging points have been included on drawing number 1033-003 Rev P5 (site
location - site plan). A condition should be imposed requiring details of the charging
points to be installed within the local centre car park.
The environmental protection team leader notes that the development site will have 2
charging points available and that there is provision for cycling.
Subject to details of the charging points to be installed within the car park serving the
local centre the proposed development would comply with policy 15 (c) of the JCS and
advice contained with paragraph 105 (e) of the JCS.
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Housing mix
Policy 30 (a) (ii) of the JCS seeks to ensure there would not be an overconcentration of
a single type of housing where this would adversely affect the character or
infrastructure of the area.
The proposal comprises of 5 dwellings, the proposed first floor plan above the retail
units includes the provision of 4 two bedroom and 1 three bedroom apartment. The
layout does not include an overconcentration of a single house type and would provide
opportunities for the young who are starting out on the housing ladder and the elderly
seeking to downsize. The proposed development would not adversely affect the
character or infrastructure of the area.
No neighbour objections have been received in relation to an overconcentration of a
single dwelling type or an adverse effect on the character of the area.
The proposed development would comply with policy 30 (a) of the JCS.
National space standards
The JCS at Policy 30 (b) requires the internal floor area of new dwellings to meet the
National Space Standards as a minimum. Condition 31 of the variation to planning
permission reference WP/16/00271/VAR reflected this requirement.
The application was accompanied by plans demonstrating compliance with the national
space standards. The proposed gross minimum internal floor and storage areas for
each dwelling would comply with the technical housing standards. The single and
double bedrooms proposed within each dwelling comply with the technical
requirements.
No neighbour objections have been received in relation to the national space standards.
The proposed development would comply with policy 30 (b) of the JCS, the
environmental set out in the design code in relation the national space standards and
condition 31 (national space standards) of variation to outline planning permission
reference WP/16/00271/VAR.
Effect/impact on the living conditions of the neighbouring occupiers and the
future occupiers of the development
Policy 8 (e) (i) of the JCS details policy relating to the protection of amenity of
neighbouring occupiers.
At paragraph 127 of the revised NPPF the government requires new development to
provide 'a high standard of amenity for all existing and future users.
The secondary main spine road is currently being developed on land adjacent to the
western boundary of the parcel R4 the local centre. To the west of the application site a
public house/restaurant with a managers flat above has been permitted under reference
WP/16/00681/REM. The Gleneagles housing development lies on the southern side
Niort Way. The siting, scale and appearance of the proposed development adjacent to
the southern boundary would not have a harmful effect on the amenities in relation to
privacy, light or outlook of residential development which backs/sides onto the northern
side of Niort Way.
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To the north of the rear of the combined retail and residential block lies plot 1 on an
adjacent residential development which has window serving habitable rooms in the
flank elevation a spacing and separation distance of 7 metres would be retained
between the buildings. The habitable rooms located in the southern front elevation of
plot 1 are also served by windows in the eastern and western elevations which would
not be affected by the proximity of the proposed retail and residential block, therefore
this plot would not be subjected to unacceptable loss of light or overshadowing from the
adjacent proposed building any effects would be negligible.
To prevent unacceptable over looking of the rear garden of plot 1, the first floor
windows in the northern elevation of the residential apartment 1 serving three bedrooms
and a kitchen would contain high level windows i.e. the bottom of the windows would be
positioned 1.7 metres above floor level to allow light to be received to the room but
prevent people from having an outlook from the window. Whilst not ideal this solution
prevents unacceptable loss of privacy to the future occupiers of plot 1, but allows light
to be received in the bedrooms.
The flank elevation of plot 18 lies to the east of the eastern elevation of the proposed
food store and gym. A spacing and separation distance of 7.5 metres would be retained
between these two buildings. No windows serving habitable room are located in the
western flank elevation of number 18. There may be some overshadowing from the
proposed food store/gym building in the late afternoon in the winter months, however
the effects would not be harmful enough to warrant refusal of this application.
To prevent unacceptable over looking of the rear garden of plot 18, the first floor
windows in the eastern elevation of the gym would be positioned 1.7 metres above floor
level to allow light to be received to the room but prevent people from having an outlook
from the window. This solution prevents unacceptable loss of privacy to the future
occupiers of plot 18, but allows light to be received in the gym.
The proposed development has been designed to ensure that it would not have a
harmful effect on the amenities of the future occupiers of adjacent residential dwellings
in terms of light, outlook and privacy.
The principal urban designer and landscape consultant for the JPDU has expressed
concerns there is no private amenity space for the 5 proposed flats. The upper floors
could be set back to provide private amenity space without extending beyond the
existing building line or these should be incorporated into the projecting colonnade
providing for a covered walkway at ground level for the users of the commercial
premises, whilst allowing for private amenity above.
The applicant considers that colonnade features would not appropriate to the scale and
built form of the buildings proposed in this application. The residential apartments
proposed above the commercial accommodation are aimed at the open market and
offered in full knowledge of location, accessibility and proximity to local centre facilities
and constraints where applicable to the style of living. However, the apartments lie
within 400 metres of publically accessible public open space which is being provided as
part of the wider development of Glenvale Park. The application could not be refused
on the basis that no private amenity space is being provided with the apartments.
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No neighbour objections have been received in relation to the effects on neighbouring
amenity.
The proposed development would comply with policy 8 (e) (i) of the JCS.
Effect/Impact on highway safety in relation to (the proposed access arrangement
and parking provision)
JCS policy 8 (b) (i) gives a number of requirements that new development should
achieve with regards to highway, pedestrian and other sustainable transport matters.
JCS policy 8 (b) (ii) seeks to ensure a satisfactory means of access and provision for
parking, servicing and manoeuvring in accordance with adopted standards.
Condition 4 (a) of variation to planning permission reference WP/16/00271/VAR
requires layout, scale, appearance, access and landscaping.
Condition 4 (b) of variation to planning permission reference WP/16/00271/VAR
requires vehicle, cycle and foot access routes and parking.
Access
Access into the local centre would be off the new secondary main north/south spine
road off Niort Way. The access road into the local centre will terminate within the car
park but provide pedestrian connections to an internal network of footpaths leading to
future residential development to the north and east. Northamptonshire highways
considers that the access to be acceptable.
Pedestrian Access
Pedestrians are directed into and around the site via a series of wide footways with
connections and links to adjacent future residential development of 40 units to the north
and east and an adjacent site permitted for a public house to the west across the spine
road.
Parking
Northamptonshire parking standards SPD sets out the following parking standards for
each use class. The floor area measurements given within the parking standards as
gross floor area, that is the total floor area calculated from the external dimensions of all
the buildings on the site.
An A1 use (excluding a food store) is required to provide 1 space per 25 sqm.
An A1 use (a food store) is required to provide 1 space per 20 sqm.
An A2 use (financial and professional services) is required to provide 1 space per 25
sqm.
An A3 use (restaurant cafe) is required to provide 1 space per 14 sqm.
An A5 use (takeaway) is required to provide 1 space per 20 sqm.
An D2 use (gym) is required to provide 1 space per 10 sqm.
An C3 use (2 and 3 bedroom) is required to provide 2 parking spaces per dwelling.
In addition 10% of the total parking spaces should be for disabled persons, motorcycle
and cycle parking should be provided.
Unit 1 - 200 square metres; 8 spaces (A1/A2) 10 spaces (A5) 14 spaces (A3)
Unit 2 - 102 square metres; 4 spaces (A1/A2) 5 spaces (A5) 7 spaces (A3)
Unit 3 - 102 square metres; 4 spaces (A1/A2) 5 spaces (A5) 7 spaces (A3)
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Unit 4 - 104 square metres; 4 spaces (A1/A2) 5 spaces (A5) 7 spaces (A3)
Unit 5 - 162 square metres = 7 spaces (A1/A2) 8 spaces (A5) 12 spaces (A3)
Food store - 460 square metres = 23 spaces;
A3 use (café/restaurant) -162 square metres = 12 spaces
Gym - 538 square metres = 54 spaces
Residential 5 apartments x 2 = 10 spaces
In the worst case scenario a total of 146 spaces (on the basis that units 1- 5 were all
used for café/restaurants) would be required or in the best scenario a total of 126
spaces (on the basis that units 1- 5 were all A1 non food/A2 financial/professional
services) would be required.
Drawing number 1033-008 P9 (site layout -block plan) shows a total of 90 parking
spaces within the local centre site which is shared across the mixed uses. This number
overall includes 10 spaces provided for residential uses accommodated within the main
local centre car park. A total of 8 disabled parking spaces are provided. Three
disabled spaces would be located outside of the food store/gym, three disabled spaces
would be located outside of the café/restaurant and two disabled spaces would be
provided outside of the retail units. Dedicated cycle parking is provided externally in
three locations and the apartments have a dedicated enclosed cycle store.
The applicant's agent in the planning, design and access statement advises that "it is
anticipated that users of the retail units and gym will walk or cycle to the local centre
from the residential areas surrounding the local centre". However, as the site for the
local centre is located adjacent to the A509 Niort Way the main ring road around the
western and northern edges of Wellingborough it is anticipated that passing drivers will
visit the local centre and use the services provided.
The overall parking provision will be shared among the units on-site, the applicant's
agent in the planning, design and access statement advises that "the land uses
identified within the local centre will see parking demand vary throughout the day (ie
peak demand for the D2 gym facility early morning/late evening during weekdays, peak
demand for A3 café/restaurant unit at weekends). A parking accumulation exercise has
been undertaken for the proposed retail and leisure uses within the local centre, which
indicates that the car park will be approximately a third full between early morning and
late afternoon, peaking at 49% occupancy (45 spaces occupied) between 4pm and
5pm. This demonstrates that the amount of parking required is sufficient for the mix of
uses to be provided on site, even without taking account of any potential mode shift due
to the highly accessible location of the local centre within the development".
Northamptonshire highways recommend that the arrangements for both residential and
non-residential parking provision to serve the proposed development are noted and are
acceptable.
Cycle Routes
A local resident has raised concerns about not enough emphasis and focus being
placed on cycling and walking, as per the government's Walking and Cycling Strategy.
Cycle routes are provided on the primary highway infrastructure (covered in other
reserved matters consents namely WP/18/00188/REM, WP/19/00706/REM and
WP/19/00758/REM) but the proposals for this local centre application ensure that they
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tie in with the wider infrastructure. In addition, covered cycle racks are provided within
three locations across the site to encourage cyclists and this mode of transport to the
proposed local centre. To address safety and pedestrian awareness, dedicated
crossing points are also provided within the application site area.
Reference should also be made to drawing number 1033-016-P1 (site plan-movement
routes) which highlights the pedestrian/vehicular and cyclist movement towards and
around the local centre development. This is elaborated further in the text in section 5.7
and section 10 of the planning design access statement.
Deliveries
A dedicated layby for delivery vehicles has been provided adjacent to the food store to
provide easy access for those making delivery of goods to the store. The food store
operator will have in place and operate a 'delivery management strategy' regarding
deliveries and servicing access of the food store. A delivery management strategy
accompanied this reserved matters application and states that "deliveries will be made
within the hours of 07:00 and 20:00 Monday to Saturday and 10:30 - 17:00 on Sundays
with the exception of newspapers which will be made by a van to a secure container
between 04:00 - 20:00 daily". Northamptonshire highways have reviewed the submitted
delivery management strategy and recommend that a suitable planning condition be
imposed on any consent to ensure that the food-store operator will implement the
submitted delivery management strategy, regarding deliveries and service access of the
store or submit an alternative delivery management strategy for approval by the local
planning authority.
Northamptonshire highways have assessed drawing number 27391/2086/005 Rev A
(local centre development swept path analysis) and considers that there is adequate
turning and manoeuvring space within the local centre carpark for dustcarts/HGV's.
Northamptonshire Highway recommends that subject to compliance with the following
requirements of the local highway authority no objection is raised to the application on
highway safety or capacity grounds.
- The previously agreed arrangements for both residential and non-residential parking
provision to serve the proposed development are noted and are acceptable.
- A suitable planning condition or informative will be required to ensure that prior to
occupation the food-store operator will have in place a delivery management strategy,
in the form submitted in support of the application, regarding deliveries and service
access of the store.
A neighbour objection was received in relation to cycle routes and priority be given for
pedestrians/cyclists over cars.
Subject to a condition requiring the delivery management to be implemented by the
food store operator the proposed development would comply wit policy 8 (b) (i) and (ii)
of the JCS.
Contamination
The JCS at policy 6 says that local planning authorities will seek to maximise the
delivery of development through the re-use of suitable previously developed land within

Planning Committee
10 June 2020

116 of 191

the urban areas. Where development is intended on a site known or suspected of
being contaminated a remediation strategy will be required to manage the
contamination. The policy goes on to inform that planning permission will be granted
where it can be established that the site can safely and viably be developed with no
significant impact on either future users of the development or on ground surface and
waters.
The revised NPPF at paragraphs 178 and 179 sets out policies on development
involving contaminated land. The planning practice guidance also offers detailed
government advice on this topic
The council's environmental protection officer (contamination) has no comments or
objections to make on this application for land contamination.
The proposed development would comply with policy 6 of the JCS.
Crime and disorder
Section 17 of the Crime and Disorder Act 1998 details the need for the council to do all
that it reasonably can to prevent, crime and disorder in its area.
The JCS at policy 8 (e) (iv) sets out the policy requirement for new development to seek
to design out crime and disorder and reduce the fear of crime.
The adopted designing out crime supplementary planning guidance gives detailed
advice this issue.
The revised NPPF at paragraph 127 (f) state that decisions should aim to ensure that
developments create safe, inclusive and accessible environments which promote
health and wellbeing with a high standard of amenity for existing and future users and
where crime and disorder, and the fear of crime, do not undermine quality of life or
community cohesion and resilience.
The application was accompanied by an amended crime prevention statement (revision
2) received on 8 April 2020, which confirms in paragraph 1.1 that "the proposed
buildings within the local centre development will be fully secured to the required
security standard to mitigate crime".
In response to points raised by Northamptonshire police in their consultation response
the agent advises that:
Bollards should be installed along the front of the supermarket to prevent ram raids;
bollards would need to be installed to PAS 68/69.
As part of external building security, the frontages of all the buildings will be protected
by the installation of security bollards. These are indicated in the car park on drawing
numbers 1033-008-P10 (site plan) and 1033-025 (crime prevention plan). The security
bollards will be installed to meet PAS 68/69.
CCTV should be installed covering the car park and drive through kiosk areas. The
camera system should be capable of being enhanced during the hours of darkness with
infra-red lighting or similar. Images should be stored for a minimum of 31 days and be
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in-line with the Home Office CCTV operational requirements manual.
The applicant would accept a condition being imposed on details of the siting, and type
CCTV cameras to be installed.
If there is going to be an ATM installed it should be located inside the store, not
externally. This is for personal safety as well as reducing the incidents of tampering
and theft. This area is not well surveilled and would be an easy target for
thieves/fraudsters.
The applicant has confirmed that for security and surveillance, the installation of the
ATM can be designed to be located within the foodstore layout.
All external doors including emergency escape doors must comply with the Loss
Prevention Certification Board (LPCB) security standard LPS1175 SR 2 or 3 (or
equivalent) and doors manufactured in accordance with the standard must be installed.
All Glazing should be provided with security grade glazing of P2A standard as minimum
requirement.
The applicant confirms that exit doors will be specified to comply with LPCB Board
security standard LPS1175 SR 2 or 3 (or equivalent) and doors manufactured in
accordance with the standard will be installed. All Glazing will be provided with security
grade glazing of P2A standard as minimum. An informative should be imposed on any
consent to ensure that this standard of doors and glazing are met.
Lighting should have a good level of uniformity across the site.
The applicant would a condition being imposed on details of lighting and uniformity
levels.
The rear and sides of building should be made secure where only authorised personnel
have access.
The rear area to the retail terrace is generally open to the public realm and will be
monitored by natural surveillance and CCTV when installed by the end-user. Rear exit
doors that open into this area will be securely locked to the required security standard
and access intended for staff and authorised access only. Reference should be made
to drawing number 1033-25 (crime prevention plan).
Northamptonshire police have reviewed the amended crime prevention statement and
crime prevention plan and recommends that
No neighbour objections have been raised in relation to crime prevention measures.
Subject to the imposition of conditions in relation to CCTV and external lighting the
proposed development would comply with policy 8 (e) (iv) of the JCS.
External Lighting Pollution
To ensure quality of life and safer and healthier communities the JCS at policy 8 (e) (ii)
states that new development should be prevented from contributing to or being
adversely affected by unacceptable levels of light pollution.
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The Commission for Darker Skies has reviewed the sustainability statement and the
design and access statement relating to this application. External lighting is mentioned
in the sustainability statement paragraph 5.4 but there is littlen comment made
regarding minimising energy waste from light pollution that can be viewed to date. The
Commission for Darker Skies hopes that a full lighting assessment will accompany a
lighting scheme submission to BCW for approval in the near future and we would
welcome the opportunity to make comment on this.
The council's environmental protection team leader has also raised concerns about the
lack of a detailed lighting strategy accompanying this reserved matters applications and
recommends that the following condition is imposed:
"Prior to the commencement of any construction works on site in any phase or sub
phase details of the proposed lighting scheme for the lighting of the public car park,
pedestrian pathways and public space shall be submitted to and approved in writing by
the local planning authority. The scheme shall include a plan showing the position, type
and extent of the lighting over the area to be lit. This information shall include a layout
plan with beam orientation and schedule of equipment in the design (luminaire type:
mounting height; aiming angles and luminaire profiles). The approved scheme shall be
installed prior to the first occupation of any building in any phase or sub phase,
maintained, and operated in accordance with the approved details unless the local
planning authority gives its written consent to any variation. Light trespass shall not
exceed a level of 5 Lux beyond 5 metres from the boundary of the site."
The applicant's agent acknowledges the comments made by the Commission for
Darker Skies and the council's environmental protection team leader with regard to
additional information and details of external lighting proposals and a full lighting
assessment. On behalf of the applicant, the agent confirmed it would be acceptable to
impose a condition requiring details of external lighting proposals and a full lighting
assessment.
Subject to the imposition of a condition requiring details of external lighting proposals
and a full lighting assessment the proposed development would comply with policy 8 (e)
(ii) of the JCS in relation to light pollution.
Sustainability
Policy 9 (i) of the JCS seeks developments to incorporate measures to ensure high
standards of resource and energy efficiency and reduction in carbon emissions.
Condition 23 of variation to planning permission reference WP/16/00271/VAR seeks all
reserved matters applications for buildings to be accompanied by a sustainability
statement that demonstrates how environmental sustainability issues have been
addressed during the design process and sets out the way in which the credits under
relevant BREEAM rating will be achieved based on the actual design of commercial
units in particular in the relevant parcel.
The application was accompanied by a sustainability statement Rev 1 by environmental
economics consultancy, BREEAM New Construction Assessments 2018 for the A3 unit,
the new retail units and the gym dated 9 December 2019.
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The council appointed a senior consultant to review the BREEAM pre-assessments for
the local centre foodstore/gym, retail units and A3 café by Environmental Economics
Ltd dated 19 December 2019 and sustainability statement Rev 1 by Environmental
Economic dated 12 December 2019 they have advised that "the sustainability report
contains BREEAM assessments for the Gym, retail and A3 uses, all containing an
appropriate level of detail and demonstrating that sufficient credits can be obtained by
the proposals to achieve 'very good' for both buildings. These exceed the required 'very
good' score by 7.1%, 4.77 and 4.82% which in our experience is a suitable margin
allowing for the target to still be achieved if some credits are unavoidably lost latter in
the process".
Policy 9 (2) (a) of the JCS seeks the layout and design of sites, buildings and
associated landscaping to maximise the use of passive solar design to address heating
and cooling.
The senior consultant advises that "the BREEAM Pre Assessments show that this will
be followed as part of achieving the ENE04 credit".
Policy 9 (2) (b) of the JCS seeks the layout and design of sites, buildings and
associated landscaping to where technically feasible, enable access to or provision of
decentralised energy networks or safeguard for the future opportunities to do so without
major disruption.
A sustainability statement in response to policy 9 (2) (b) of the JCS has been provided
which advises that "at this point in time and at the point of submission of this planning
application, a fully designed site-wide energy network in the vicinity along the lines of a
de-centralised energy network has not been planned nor developed in any detail nor
have any proposals been put forward or implemented by others outside the application
site".
In relation to existing or future proposals the statement advises that "there is currently
no decentralised energy plant or network installation or any planned future proposal in
the area and therefore there are no existing energy network(s) to connect to. It is also
considered unlikely that a future installation of such an energy system will come forward
that would present any opportunity for the local centre development to connect up to it.
On the basis of the number of buildings in the proposed local centre, we have
considered that any such decentralised energy network provision were it to be
implemented would be unlikely to be either operationally efficient or practical in the
circumstances to serve the scale of development.
Proposed power and electrical services will currently be provided to the development by
a substation located across the main spine road which runs along the western site
boundary, outside the local centre site".
In relation to future opportunities that statement advises "the hypothetical scenario that
a decentralised energy network were to be made available in the area in the future, the
local centre layout has been designed such that services routes into and out of the site
are available within the site layout. These service routes can potentially be located
within the car park or footpath in front of all the buildings, dependent on the precise
requirements for access and can be routed to the nearest adjacent highway.
Furthermore, there is ample space to accommodate underground pipework within the
development were this to be necessary for connection to the energy network".
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The council's appointed senior consultant has reviewed the sustainability statement in
relation to policy 9 (2) (b) of the JCS and recommends that given the nature of the site it
is considered that this is an acceptable level of detail. There are no outstanding
concerns.
Although a decentralised energy networks is not being provided within the current
development of the local centre however there are opportunities if a decentralised
energy network were to be made available in the area in the future, the local centre
layout has been designed such that services routes into and out of the site are available
within the site layout to do so without major disruption.
No neighbour objections have been received in relation to environmental sustainability
issues.
The proposed development would be in accordance with policy 9 of the JCS and
condition 23 (addressing of environmental sustainability issues) of the variation to
planning permission reference WP/16/00271/VAR.
Waste Management Facilities Strategy
Condition 4 (A) (c) of variation to planning permission reference WP/16/00271/VAR
seeks details of a waste management facilities strategy and waste audit, including
arrangements for the provision of waste collection receptacles.
The application was accompanied by a planning, design and access statement which
includes a section on refuse collection strategy. In addition a waste collection layout
plan is shown on drawing number 1033-014 Rev P1 showing an enclosed communal
bin stores serving the 5 apartments with access onto the footway adjacent to the
secondary main spine road and enclosed individual bin stores to serve the retail units,
freestanding café/restaurant, food store with access taken onto the car park within the
local centre.
The storage of waste would be as follows:
The five retail units would have internal storage of refuse at the rear of each retail unit
on the ground floor of the mixed-use building. Access will be from either the front or
rear door of each unit for removal by arrangement.
For the residential apartments an internal dedicated refuse/waste store is provided on
the ground floor of the building which is accessed directly from pavement level and
street for collection and removal.
The café/restaurant will be provided with a brick securely gated external bin store
attached to the building for staff access only and directly accessible from the pavement
adjacent to the unit.
The food store would be provided with an internal secured refuse store located in the
back of house area which will allow direct access externally.
For the D2 use (first floor above food store) all waste will be stored internally and taken
down to ground floor for external collection on the day of removal in accordance with
separate arrangements with the nominated waste contractor.
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Each retail and commercial unit will have independent waste audit procedures in place
and a system of monitoring appropriate to each use.
The application was also accompanied by refuse vehicle tracking shown on drawing
number 27391/2086/005 Rev A which demonstrates that a refuse vehicle could
manoeuvre in the turning heads, entering and leaving the local routes in a forward gear.
Northamptonshire highways have raised no objections to the refuse vehicle tracking
plans.
Wellingborough Norse would require waste bins to be presented at the edge of the
property, or collection point as agreed, nearest to the access road.
No neighbour objections have been received in relation to a refuse strategy.
The specifications set out in the sustainability statement are considered to be
appropriate and in accordance with condition 4 (A) (c) (waste collection strategy) of the
variation to planning permission reference WP/16/00271/VAR.
Proposed ground and finished floor levels
Condition 4 (A) (b) of variation to planning permission reference WP/16/00271/VAR
seeks details of any proposed alterations to existing ground levels, the final ground
level of the development and the finished floor levels of the buildings.
The application was accompanied by a proposed finished floor plans, external levels
and internal road gradients shown on drawing number 27391/2086/001 Rev A. The
proposed finished floor plans, external levels and internal road gradients are considered
by officers to be acceptable for the site.
No neighbour objections have been received in relation to the proposed finished floor
plans, external levels and road contours.
The proposed finished floor plans, external levels and internal road gradients are
considered to be appropriate and in accordance with condition 4 (A) (b) (proposed
finished floor plans, external levels and road contours) of the variation to planning
permission reference WP/16/00271/VAR.
Odour
Policy 8 (e) (i) of the JCS seeks to ensure quality of life and safer and healthier
communities by protecting amenity by not resulting in an unacceptable impact on the
amenities of future occupiers or neighbouring properties in relation to smell.
The environmental protection team leader advises that none of the documentation
discusses potential odour emissions from the site and there is potential for one more of
the four retail units to be used a A5 takeaway uses and an A3 café/restaurant is also
proposed in unit 5. The council's environmental protection team leader recommends
that the following condition is imposed on any reserved matters consent on relation to a
scheme for extraction and treatment of fumes and odour.
"Prior to the first operation of any unit in any phase or sub phase a scheme for the
extraction and treatment of fumes and odours together with a maintenance plan, shall
be submitted to and approved in writing by the local planning authority. Any equipment,
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plant or process provided or undertaken in pursuance of this condition shall be installed
prior to the first operation of any building in any phase or sub-phase. The extraction
and treatment equipment shall be maintained in any phase or sub-phase and operated
in compliance with the approved scheme. After installation of the approved plant no
new plant or ducting system in any phase or sub-phase shall be used without the
written consent of the local planning authority".
Subject to the imposition of a condition requiring a scheme for extraction and treatment
of fumes and odour the proposed development would comply with policy 8 (e) (i) of the
JCS in relation to smell.
Conditions
The revised NPPF at paragraph 56 requires conditions to only be imposed where they
are: necessary, relevant to planning and to the development to be permitted,
enforceable, precise and reasonable in all other respects. The PPG re-iterates this
advice.
It is considered that the proposed conditions meet the tests set out in the NPPF and the
provisions of the PPG.
CONCLUSION
The proposed development complies with the relevant development plan policies and is
consistent with the provisions in the NPPF specifically in relation to promoting
sustainable development, raising design standards, conserving the environment,
include mitigation measures to minimise flood risk in future and the mitigation of surface
water drainage and provision of foul drainage, the provision of sufficient parking and
manoeuvring space ensuring the development would not have an adverse impact on
highway safety and capacity, no adverse impacts on neighbouring amenity if the
proposed conditions in relation to noise mitigation measures, odour, deliveries and
opening hours are imposed on any consent and designing out crime and disorder. In
the absence of any material considerations of sufficient weight, it is recommended that
the proposal for reserved matters consent in relation to access, scale, appearance,
layout and landscaping be approved subject to conditions.
RECOMMENDATION
It is recommended that reserved matter consent should be approved in relation to
access, scale, appearance, layout and landscaping subject to the conditions set out
below. Conditions 4(a), 4(b), 4 (c), 4 (d). 4A (a), 4 (A) (c), 6, 10, 19, 20 and 23 can be
partially discharged.
CONDITIONS/REASONS
1.

The development hereby approved shall be carried out in accordance with the
drawings/details of which are also approved as submission of details for sub
phase R4a (local centre) pursuant to conditions under the outline planning
permission reference WP/16/00271/VAR as set out below:
1033-1001 Rev P1 (site location - site plan) received 14 February 2020;
1033-003 Rev P5 (site location - site plan) received 21 May 2020 (conditions 4
(a)), 4(b), 6);
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1033-004 Rev P2 (proposed GF FF plans retail units 1-4 and residential 5
apartments) received 14 February 2020; (condition 4 (a), 4 (b), 4 (A) (c));
1033-005 Rev P4 (proposed elevations retail units 1-4 and residential 5 apartments)
received 12 May 2020; (condition 4 (a));
1033-006 Rev P2 (proposed GF FF plans food store and gym) received 14 February
2020; (condition 4 (a), 4 (A) (c));
1033-007 Rev P3 (proposed elevations plans food store and gym) received 12 May
2020; (condition 4 (a));
1033-008 Rev P10 (site layout - block plan) received 21 May 2020 (conditions 4 (a)
and 10);
1033-012 Rev P3 (proposed elevations and floor plan retail unit) received 12 May
2020; (condition 4 (a) and 4 (A) (c));
1033-013 Rev P2 (proposed street elevations) received 14 February 2020 (condition
4 (a);)
1033-014 Rev P1 (waste collection layout) received 14 February 2020 (condition 4
(A) (c));
1033-015 Rev P1 (proposed roof plan foodstore/gym) received 14 February 2020
(condition 4 (a);
1033-016 Rev P1 (site plan -movement routes) received 14 February 2020 (condition
4 (b));
1033-017 Rev P4 (proposed material schedule retail and residential block) received
12 May 2020 (condition 4 (a));
1033-018 Rev P3 (proposed material schedule retail unit) received 12 May 2020
(condition 4 (a));
1033-019 Rev P3 (proposed material schedule foodstore and gym) received 12 May
2020 (condition 4 (a));
1033-020 Rev P6 (proposed boundary treatments) received 21 May 2020 (condition
4 (c));
1033-021 (proposed visual retail unit 5) received 14 February 2020 (condition 4 (a));
1033-022 (proposed visual retail + residential terrace) received 14 February 2020
(condition 4 (a));
1033-023 (proposed visual foodstore and gym) received 14 February 2020 (condition
4 (a));
1033-025 (crime prevention plan) received 8 April 2020 (condition 4 (a));
1033-26 (proposed elevations comparative heights) 26 April 2020 (condition 4 (a));
1033-027 (proposed south elevation-retail+residential) received 12 May 2020
(condition 4 (a));
1033-028 (proposed west elevation-retail+residential) received 12 May 2020
(condition 4 (a));
1033-029 (proposed west elevation-foodstore) received 12 May 2020 (condition 4
(a));
1033-030 (proposed south elevation-foodstore) received 12 May 2020 (condition 4
(a));
1033-031 (proposed cycle shelters) received 12 May 2020 (condition 4 (b);
27391/2086/001 Rev A (local centre development finished floor levels) received 14
February 2020 (condition 4 (A) (a));
27391/2086/002 Rev A (local centre development surface water and foul drainage
layout) received 14 February 2020 (conditions 4 (A) (a), 19 and 20);
27391/2086/003 Rev A (local centre development overland flows routing) received
14 February 2020 (conditions 4 (A) (a), 19 and 20);
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27391/2086/004 Rev A (local centre development maintenance and adoptions
strategy received 14 February 2020 (conditions 4 (A) (a), 19 and 20);
27391/2086/005 Rev A (local centre development swept path analysis) received 14
February 2020 (conditions 4 (b);
Technical Note TN024 North Wellingborough Local Centre Development surface
water drainage and flood risk reference 27391 dated 20th December 2019 prepared
by Stantec received 6 March 2020 (conditions 4 (A) (a) and 20;
CSA/2290/140 Rev C (soft landscape proposals) received 19 May 2020 (condition 4
(c) and 10);
Delivery Management Plan convenience store received 6 March 2020 (conditions 4
(b);
Crime prevention statement (revision 2) received on 8 April 2020 (condition 4(A));
Assessment report: North Wellingborough - Local Centre - Gym by Environmental
Economics Ltd dated 9 December 2019 (33 pages) received 14 February 2020;
Assessment report: North Wellingborough - Local Centre - Retail by Environmental
Economics Ltd dated 9 December 2019 (33 pages) received 14 February 2020;
Assessment report: North Wellingborough - Local Centre by A3 Environmental
Economics Ltd dated 9 December 2019 (33 pages) received 14 February 2020;
Sustainability Statement Rev 1 by Environmental Economics Ltd dated 12 December
2019 (52 pages) received 14 February 2020.
Reason: To define the permission and to conform with the requirements of the Town
and Country Planning (General Development Procedure) (Amendment No. 3)
(England) Order 2009.
2. No vehicles making deliveries to or from the foodstore, the gym, the retail units or A3
café/restaurant shall enter or leave the site, or machinery operated, except between
the hours of 07:00 and 20:00 hours Monday to Saturday and 10:30 to 17:00 on
Sundays and recognised public holidays with the exception of newspaper deliveries
which are to be delivered to the front of the foodstore.
Reason: To ensure that the development hereby permitted is not detrimental to the
amenity of the area and/or nearby residents by reason of undue noise including from
delivery vehicles entering or leaving the site and in accordance with policy 8 (e) (ii) of
the North Northamptonshire Joint Core Strategy.
3. Prior to the commencement of any construction works on site in any phase or sub
phase details of the proposed lighting scheme for the lighting of the public car park,
pedestrian pathways and public space shall be submitted to and approved in writing
by the local planning authority. The scheme shall include a plan showing the
position, type and extent of the lighting over the area to be lit. This information shall
include a layout plan with beam orientation and schedule of equipment in the design
(luminaire type: mounting height; aiming angles and luminaire profiles). The
approved scheme shall be installed prior to the first occupation of any building in any
phase or sub phase, maintained, and operated in accordance with the approved
details unless the local planning authority gives its written consent to any variation.
Light trespass shall not exceed a level of 5 Lux beyond 5 metres from the boundary
of the site.
Reason: To ensure that there is adequate lighting over the public car park and
public square and to reduce the fear of crime through the creation of a safe
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environment and accord with policy 8 (e) (iv) of the North Northamptonshire Joint
Core Strategy.
4. Prior to the occupation of any part of the development, details of the proposed CCTV
coverage of the local centre shall be submitted to and approved in writing by the local
planning authority. This shall include details of the CCTV poles and cameras, their
siting and area of coverage. The approved details shall be installed on the site prior
to the first use of any building and shall be retained thereafter.
Reason: To reduce the likelihood of crime, disorder and anti-social behaviour
occurring in accordance with policy 8 (e) (vi) of the North Northamptonshire Joint
Core Strategy.
5. All hard and soft landscape works shown on drawing numbers CSA/2290/140 Rev C
(soft landscape proposals) received 19 May 2020 shall be carried out in the first
planting season following the occupation of the associated dwelling in that phase or
in accordance with a programme for planting agreed in writing with the local planning
authority. If within a period of five years from the date of the planting of any tree or
shrub, that tree or shrub, or any tree and shrub planted in replacement for it, is
removed, uprooted or destroyed, dies, becomes severely damaged or diseased,
shall be replaced in the next planting season with trees and shrubs of equivalent
size, species and quantity.
Reason: To protect the appearance and character of the area and to minimise the
effect of development on the area in accordance with policy 3 (a), (b) and (e) of the
North Northamptonshire Joint Core Strategy.
6. The approved boundary treatment shall be installed before the first occupation of any
unit in that phase or sub phase. Development shall be carried out in accordance with
the details hereby approved on drawing numbers 1033-020 Rev P6 (proposed
boundary treatments) received 21 May 2020 or such other details that shall have
been submitted and approved by the local planning authority and thereafter retained
in that form.
Reason: To reduce opportunities for crime and aid security in accordance with policy
8 (e) (iv) of the North Northamptonshire Joint Core Strategy.
7. Notwithstanding the submitted details, no development above slab level shall take
place in any phase or sub phase until samples of the bricks to be use in the external
surfaces for the retail and residential block, the freestanding retail unit and the
foodstore and gym hereby permitted have been submitted to and approved in writing
by the local planning authority. Development shall be carried out in each phase or
sub phase in accordance with the approved details.
Reason: In the interest of the visual amenity of the area in accordance with policy 8
(d) (i) of the North Northamptonshire Joint Core Strategy.
8. No building hereby permitted shall be occupied until the refuse store, and facilities
allocated for storing of recyclable materials, as shown drawing numbers 1033-014
Rev P1 (site layout - block plan) 14 February 2020; 1033-004 Rev P2 (proposed GF
FF plans retail units 1-4 and residential 5 apartments including GF residential bin
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store) received 14 February 2020; 1033-006 Rev P2 (proposed GF FF plans food
store and gym refuse and cages store) received 14 February 2020 and 1033-012
Rev P3 (proposed elevations and floor plan retail unit proposed external store)
received 12 May 2020 has been completed in accordance with the approved plans.
Thereafter, all refuse and recyclable materials associated with the development shall
either be stored within this dedicated store/area, as shown on the approved plans, or
internally within the building(s) that form part of the application site. No refuse or
recycling material shall be stored or placed for collection on the public highway or
pavement, except on the day of collection.
Reason: To safeguard the amenity of the occupiers of adjoining premises, protect
the general environment, and prevent obstruction to pedestrian movement, and to
ensure that there are adequate facilities for the storage and recycling of recoverable
materials in accordance with policy 8 (b) (ii) of the North Northamptonshire Joint
Core Strategy.
9. No building hereby permitted shall be occupied in any phase or sub phase until the
external car/vehicle parking areas shown on drawing number 1033-008 Rev P10
(site layout - block plan) received 21 May 2020 has been constructed, surfaced and
permanently marked out. The external car parking areas so provided shall be
maintained as a permanent ancillary to the development and shall be used for no
other purpose thereafter.
Reason: To ensure adequate parking provision at all times so that the development
does not prejudice the free flow of traffic or the safety on the neighbouring highway in
accordance with policy 8 (b) (ii) of the North Northamptonshire Joint Core Strategy.
10. No dwelling hereby permitted shall be occupied until the associated cycle parking
provision shown on the approved drawing numbers 1033-004 Rev P2 (proposed GF
FF plans retail units 1-4 and residential 5 apartments including GF residential
enclosed cycle store) received 14 February 2020 and 1033-008 Rev P10 (site layout
- block plan) received 21 May 2020 and 1033-031 (proposed cycle shelters) received
12 May 2020 has been completed. Thereafter, the cycle parking provision shall be
kept free of obstruction and shall be available for the parking of cycles only.
Reason: To ensure the provision and availability of adequate cycle parking in
accordance with policy 8 (b) (i) of the North Northamptonshire Joint Core Strategy.
11. The hereby approved foodstore shall not be open to the public before 07:00 hours
or remain open after 22:00 hours on Mondays to Sundays.
Reason: To ensure that the development hereby permitted is not detrimental to the
amenity of the area and/or nearby future residents by reason of undue noise
including from delivery vehicles entering or leaving the site and in accordance with
policy 8 (e) (ii) of the North Northamptonshire Joint Core Strategy.
12. Prior to the construction above slab level of any phase or sub phase of the
development a detailed scheme for the location, design and construction of noise
barriers shall be submitted to and approved by the local planning authority unless or
where the acoustic report deems or otherwise justifies any appropriate noise
mitigation is or is not required. Details shall include but not limited to the acoustic
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properties of the barrier, and the proposed level of mitigation it shall provide. The
approved scheme shall be implemented prior to the first use of any building in any
phase or sub phase of the development and shall be retained thereafter in perpetuity.
The barrier shall be maintained in a satisfactory state of repair to ensure efficient
operation.
Reason: To ensure that appropriate mitigation is carried out so that the proposed
development does not prejudice the amenities of future occupiers of neighbouring
properties and in accordance with policy 8 (e) (ii) of the North Northamptonshire Joint
Core Strategy.
13. Prior to the construction above slab level of the combined retail and residential
block, a scheme to demonstrate that the internal noise levels within the residential
units will conform to BS8233:2014 and WHO noise guidelines values shall be
submitted to and approved in writing by the local planning authority. Prior to the first
occupation of any residential flat the work specified in the approved scheme shall be
carried out in accordance with the approved details and be retained thereafter.
Reason: In the interests of residential amenity in relation to flats above retails units
in accordance with policy 8 (e) (ii) of the North Northamptonshire Joint Core Strategy.
14. Prior to the first use of any non residential unit in any phase or sub phases, a
scheme for the control of noise and vibration of any plant (including ventilation,
refrigeration and air conditioning) or ducting system to be used in pursuance of this
permission shall be submitted to and approved in writing by the local planning
authority. The development shall be carried out in accordance with the approved
details for the associated unit in any phase or sub phase. The equipment shall be
maintained in a condition so that the rating level of noise emitted from the proposed
plant and equipment to be installed on the site (determined using the guidance of
BS4142:2014) shall be 5 dB(A) below the existing background levelnoise level
(LA90,T) during both the daytime (07:00 -23:00) and night time (23:00 - 07:00)
period, whenever it is operating as agreed with the local planning authority. After
installation of the approved plant, no new plant or ducting system shall be
implemented in any phase or sub phase without the written consent of the local
planning authority.
Reason: To protect the residential amenity of the locality in accordance with policy 8
(e) (ii) of the North Northamptonshire Joint Core Strategy.
15. Prior to the commencement of any construction works on site in any phase or sub
phase details of an acoustically insulated to a scheme for the hereby approved first
floor gym shall be submitted to and approved by the local planning authority. The
scheme shall ensure that the background noise level at the boundary of the site or
the nearest noise sensitive dwelling does not increase. For the avoidance of doubt
calculated noise levels at the measurement point should be 5 dB(A) below the
existing background level. The approved scheme shall be implemented prior to the
use of the first floor gym.
Reason: To prevent an increase in background noise levels and protect the amenity
of any residents in accordance with policy 8 (e) (ii) of the North Northamptonshire
Joint Core Strategy.
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16. Prior to the first operation of any unit in any phase or sub phase a scheme for the
extraction and treatment of fumes and odours together with a maintenance plan,
shall be submitted to and approved in writing by the local planning authority. Any
equipment, plant or process provided or undertaken in pursuance of this condition
shall be installed prior to the first operation of any building in any phase or subphase. The extraction and treatment equipment shall be maintained in any phase or
sub-phase and operated in compliance with the approved scheme. After installation
of the approved plant no new plant or ducting system in any phase or sub-phase
shall be used without the written consent of the local planning authority.
Reason: To prevent transmission of odours into neighbouring premises to protect
amenity in accordance with policy 8 (e) (ii) of the North Northamptonshire Joint Core
Strategy.
17. Prior to the construction of the development above slab in level in each phase or
sub phase details of a charging point for electric vehicles to be installed in each
phase or sub phase shall be submitted to and approved in writing by the local
planning authority. The approved scheme shall be installed prior to the first
occupation of each associated building in that phase or sub phase.
Reason: To negate the impact of the development on local air quality and accord
with policies 8 (e) (ii) and 15 (c) of the North Northamptonshire Joint Core Strategy
and advice contained within paragraph 110 (e) of the National Planning Policy
Framework.
18. No development shall take place above slab level in any phase or sub-phase until
an assessment on the potential noise from the development affecting proposed
residential properties in the vicinity of the boundaries of the site has been submitted
to and approved in writing by the local planning authority. If the assessment
indicates that noise from the development is likely to affect neighbouring residential
properties then a detailed scheme of noise mitigation measures shall be submitted to
and approved in writing by the local planning authority prior to any development
taking place above slab level in any phase or sub-phase. The noise mitigation
measures shall be designed so that nuisance will not be caused to the occupiers of
neighbouring noise sensitive premises by noise from the development. The noise
assessment shall be carried out by a suitably qualified acoustic consultant/engineer
and shall take into account the provisions of BS4142:2014 and BS8233:2014. The
approved scheme shall be implemented prior to the commencement of the use of
any phase or subphases and be permanently maintained thereafter.
Reason: In order that noise levels may be agreed prior to the commencement of
works on site and to safeguard the amenities of nearby occupiers and in accordance
with policy 8 (e) (ii) of the North Northamptonshire Joint Core Strategy.
19. The hereby approved ground floor retail units and A3 café/restaurant shall not be
open to the public before 07:00 hours or remain open after 22:00 hours on Mondays
to Sundays.
Reason: To ensure that the development hereby permitted is not detrimental to the
amenity of the area and/or nearby future residents by reason of undue noise
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including from delivery vehicles entering or leaving the site and in accordance with
policy 8 (e) (ii) of the North Northamptonshire Joint Core Strategy.
20. The hereby approved gym shall not be open to the public before 06:00 hours or
remain open after 22:00 hours on Mondays to Friday and 06:00 to 20:00 on
Saturday, Sundays and bank holidays.
Reason: To ensure that the development hereby permitted is not detrimental to the
amenity of the area and/or nearby future residents by reason of undue noise
including from delivery vehicles entering or leaving the site and in accordance with
policy 8 (e) (ii) of the North Northamptonshire Joint Core Strategy.
INFORMATIVE/S
1. In accordance with the provisions in the Town and Country Planning (Development
Management Procedure) (England) Order 2015 and pursuant to paragraph 38 of the
National Planning Policy Framework, where possible and feasible, either through
discussions, negotiations or in the consideration and assessment of this application
and the accompanying proposals, the council as the local planning authority
endeavoured to work with the applicant/developer in a positive and proactive way to
ensure that the approved development is consistent with the relevant provisions in
the framework.
2. The Borough Council of Wellingborough encourages all contractors to be
'considerate contractors' when working in our district by being aware of the needs of
neighbours and the environment. Prior to the commencement of any site works, it is
good practice to notify neighbouring occupiers of the nature and duration of works to
be undertaken.
To limit the potential detriment of construction works on residential amenity, it is
recommended that all works and ancillary operations which are audible at the site
boundary during construction should be carried out only between the following hours:
0800 hours and 1800 hours on Mondays to Fridays and 0800 and 1300 hours on
Saturdays and at no time on Sundays and Bank Holidays.
3. The Public Health Act 1875 Town Improvement Clauses Act 1847 at S.64. Prior to
occupation of the newly created premises(s), the street numbering for this
development or conversion - residential and commercial, must be agreed with the
Street Naming and Numbering Officer. When issued, the number allocated must be
clearly displayed on the outside of the property. Application forms for Street Naming
and Numbering are available at www.wellingborough.gov.uk
4. You are reminded that this consent must be read in conjunction with planning
permission WP/16/00271/VAR of which forms a part and is subject to precommencement conditions, the details of which are required to be submitted to and
approved in writing by the local planning authority before any development may
lawfully commence.
5. The approval hereby given relates to the approval of reserved matters, as required
under condition 1 of the outline planning permission granted under reference
WP/16/00271/VAR. The applicants attention is drawn to the fact that this reserved
matters consent also confirms that details submitted in relation to the outline planning
permission (as listed in condition 1) specifically conditions 4 (a), 4(b), 4(c), 4 (d), 4
(A) (a), 4 (A) (c), 6, 10, 19, 20 and 23 are formally partially discharged. This does
not fully discharge condition numbers 4 (a), 4(b), 4(c), 4 (A) (a), 4 (A) (b), 4 (A) (c),
12, 14 and 23 at this stage which are subject to the development being carried out in
accordance with the details approved by the local planning authority. There is no
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legal requirement for the developer to obtain confirmation of discharge of conditions
beyond this approval. However, if the developer requires the Council's confirmation,
he may apply afresh (subject to the planning fee applicable at the time) for
confirmation that one or more planning conditions has been complied with.
6. Anglian Water has assets close to or crossing this site or there are assets subject to
an adoption agreement. Therefore the site layout should take this into account and
accommodate those assets within either prospectively adoptable highways or public
open space. If this is not practicable then the sewers will need to be diverted at the
developers cost under Section 185 of the Water Industry Act 1991, or, in the case of
apparatus under an adoption agreement, liaise with the owners of the apparatus. It
should be noted that the diversion works should normally be completed before
development can commence.
7. All exit doors will be specified to comply with LPCB Board security standard
LPS1175 SR 2 or 3 (or equivalent).
8. All glazing will be provided with security grade glazing of P2A standard as minimum.
9. The ceiling and floor that separates the residential and commercial unit shall resist
the transmission of airborne sound such that the weighted standardised level
difference (DnT, W + Ctr) shall not be less than 53 decibels. The weighted
standardised level difference (DnT,W) and spectrum adaptation term, Ctr, is quoted
according to BS EN ISO 140-4:1998 Acoustics - Measurement of sound insulation in
buildings and of building elements - Part 4:Field measurements of airborne sound
insulation between rooms.
10. The external lighting should be designed and installed by competent persons. The
system should be designed according to best practice in respect of glare, light spill
and efficiency. Advice can be obtained from: The Institution of Lighting Engineers
Professionals, Regent House, Regent Place, Rugby, Warwickshire, CV21 2PN
11. In submitting schemes for the control of fume, odour and noise the developer shall
have regards to the 'Guidance on the Control of Odour and Noise from Commercial
Kitchen Exhaust Systems', a report prepared by Netcen on behalf of the Department
for Environment, Food and Rural Affairs, and published in January 2005.
Should consent be given the applicant is reminded that the premises must be
registered with Environmental Health at least 28 days before opening. It is a legal
offence to operate as a food premises without this registration. Further information
regarding food safety and hygiene can be obtained by contacting
Health_Protection@wellingborough.gov.uk
www.hse.gov.uk/business/must-do.htm contains information on starting a new
business and the requirements under Health and Safety regulations
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BOROUGH COUNCIL OF WELLINGBOROUGH
Planning Committee

10 June 2020

Report of the Principal Planning Manager
Extension of time (if applicable): 12 June 2020
Case Officer Debbie Kirk
Date received

Date valid

26 February 2020 4 March 2020

WP/20/00131/VAR
Overall Expiry
3 June 2020

Ward
Great Doddington & Wilby

Applicant Kier
Agent

Mr Miles Drew

Location Former H M Prison Millers Park Wellingborough Northamptonshire
NN8 2NH
Proposal Application for removal/variation of conditions 3, 4, 5, 6, 7, 8, 10, 11, 12,
13, 14, 16 & 17 of outline planning permission ref: WP/16/00786/OUT.
a) seek approval for a revised access design substituting a signalised
junction for the originally proposed roundabout arrangement (by
varying Condition 16); b) remove conditions which refer to an Energy
Centre as this building no longer forms part of the proposals
(Conditions 5 and Condition 11); c) remove the condition which refers to
archaeological works as these have now been completed (Condition
10); d) remove the condition which refers to a temporary access as this
is not applicable (Condition 13); and e) re-word various conditions to
reflect the fact that much of the information required has now been
submitted and approved by the LPA (Conditions 3, 4, 6, 7, 8, 12 and 14).

PLANNING HISTORY
Approved with conditions
WP/16/00786/OUT
06.04.2017
Outline planning application for the demolition of existing buildings
and construction of a prison (Use Class C2A) (max floorspace of
62,868 sqm gross external area) within a secure perimeter fence
together with access, parking, energy centre, landscaping and
associated engineering works
Prior
approval not required with conditions
WP/17/00166/PAD
21.04.2017
Demolition of 24 existing buildings, including foundations, slabs
and hard standings
Part discharged
WP/18/00224/CND
08.06.2018
Details submitted pursuant to conditions 4 (Dust Management
Plan), 6 (surface water drainage scheme), 7 (detailed scheme for
the maintenance and upkeep of SWD system), 10 (archaeology),
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12 and 14 (Construction Environmental Management Plan) of
planning permission ref: WP/16/00786/OUT
Approved with conditions
08.11.2018
Matters relating to access and scale have already been approved.
This application seeks approval of the remaining reserved matters
of detail relating to appearance, landscaping and layout of outline
planning permission ref: WP/16/00786/OUT - Amended Plans
Approved with conditions
14.08.2018
Full application for erection of foul pumping station to serve new
prison and Millers Park and erection of temporary fence required
in connection with the demolition of former gatehouse building
Part discharged
14.12.2018
Details submitted pursuant to conditions 4 (dust management
plan), 12 (CEMP) and 14 (traffic construction management plan)
of outline planning permission WP/16/00786/OUT
Approved with conditions
04.12.2018
Application for a non-material amendment to outline planning
permission ref: WP/16/00786/OUT for amendment to the wording
of part c) of Condition 6 of WP/16/00786/OUT to read: "The
actual attenuation volume based on FEH rainfall data to be
calculated by using a total brownfield discharge rate of 503.6 l/s
and a better of 50% to be provided on this discharge rate not the
Greenfield rate"
Application withdrawn by authority;
18.12.2018
Details submitted pursuant to condition 3 (external materials) of
approval of reserved matters application ref: WP/18/00312/REM see WP/18/00784/CND
Part discharged
11.01.2019
Details submitted pursuant to condition 3 (materials) of planning
permission ref: WP/18/00312/REM
Approved with conditions
14.02.2019
Development in connection with the new prison on the site of the
former HMP Wellingborough. Inside the secure compound, the
construction and erection of: a Waste Management Building; two
no. substations and associated fence enclosure; a pumping
station and associated fence enclosure; dog kennels and
associated fence enclosure; and a telecommunications mast and
associated fence enclosure. Outside the secure compound, the
formation of a new section of footpath between the existing
footpath on Millers Park and the new footpaths that are to be
provided in the public zone of the new prison
Part discharged
12.02.2019
Details submitted pursuant to condition 6 (Surface water drainage
system) and 7 (Scheme for maintenance and upkeep of every
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element of surface water drainage scheme) of outline planning
permission ref: WP/16/00786/OUT
Part discharged
04.03.2019
Details submitted pursuant to conditions 3 (contamination), 8
(remediation) and 10 (archaeology) of planning permission ref:
WP/16/00786/OUT.
Approved with conditions
13.03.2019
Amendments to approved resources hub WBC 102 and WBC 104
support building in connection with new prison and amendments
to approved alignment of section of secure perimeter fencing
Part discharged
21.02.2019
Details submitted pursuant to condition 3 (materials - change of
brick type only) of planning permission ref: WP/18/00312/REM
Part discharged
26.04.2019
Details submitted pursuant to conditions 7 (hard and soft
landscape) and 8 (landscape management plan) of planning
permission ref: WP/18/00312/REM
Fully discharged
08.04.2019
Details submitted pursuant to condition 10 (written scheme of
investigation) of planning permission WP/16/00786/OUT
Part discharged
06.09.2019
Details submitted pursuant to condition 6 (surface water drainage
scheme based on sustainable drainage principles) of planning
permission ref: WP/16/00786/OUT. Revised Technical Note
prepared by Arup which sets out the surface water system design.
This is as previously approved, save for it does not include the
previously proposed rainwater harvesting systems
Part discharged
30.01.2020
Details submitted pursuant to conditions 5 (details of lighting
scheme) and 12 (details of CCTV columns/cameras - car parks)
of reserved matters consent reference WP/18/00312/REM
Approved with conditions
30.03.2020
Application for variation of condition relating to condition 2 of
reserved matters approval WP/18/00312/REM to amend some
drawings to incorporate plant and photovoltaic panels on roof,
plus changes to windows/doors (minor amendments) on buildings
105. 107, 108 and 111
Approved with conditions
16.03.2020
Application for variation of condition relating to condition 1 of
planning permission ref: WP/19/00039/FUL to amend some
drawings to incorporate plant and photovoltaic panels on roof of
buildings 102 and 104
Determination pending.
Application for removal/variation of conditions 3, 4, 5, 6, 7, 8, 10,
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11, 12, 13, 14, 16 & 17 of outline planning permission ref:
WP/16/00786/OUT. a) seek approval for a revised access design
substituting a signalised junction for the originally proposed
roundabout arrangement (by varying Condition 16); b) remove
conditions which refer to an Energy Centre as this building no
longer forms part of the proposals (Conditions 5 and Condition
11); c) remove the condition which refers to archaeological works
as these have now been completed (Condition 10); d) remove the
condition which refers to a temporary access as this is not
applicable (Condition 13); and e) re-word various conditions to
reflect the fact that much of the information required has now
been submitted and approved by the LPA (Conditions 3, 4, 6, 7,
8, 12 and 14).
Deemed approved
Provision of additional inmate accommodation and ancillary
facilities including new buildings for staff training and sports hall
extension to the visits and provision of additional parking for 30
cars
Deemed approved
25.01.1995
New mess/kitchen with associated external works
Deemed approved
04.01.1995
Upgrading of catering facilities and provision of new fire escape
staircase
Deemed approved
Construction of one additional living unit to accommodate up to
112 inmates
Deemed approved
05.12.1986
Erection of new reception, discharge unit and staff locker room
EIA not required
08.01.2014
Residential development
Application withdrawn by authority;
12.01.2011
Waste Electrical and Electronic Equipment (WEEE) will be
delivered to HMP Wellingborough by road, Monday to Sunday 24
hours per day. 5 deliveries per day are anticipated. Items will be
collected from the local Household Waste and Recycling Centres
(HWRC). The principal activity will be sorting, grading, testing,
repairing and dismantling the items to component parts. There are
no physical alterations required to accommodate the proposed
use other than electrical wiring changes. The only machinery in
use is a baler and weighbridge, neither of which would constitute
a detriment to the amenity of that area. The workshop will be
supervised by prison officers/instructors with staff from Reclaimed
Appliances only attending in a technical advisory capacity and to
provide training and make deliveries. The inmates are paid by the
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prison and are not employed by Reclaimed Appliances.
Reclaimed Appliances provide the feedstock to enable the
workshop to run. The prison runs the operation under technical
guidance and training by Reclaimed Appliances
Approved with conditions
13.05.2009
New 1 x 60 house-block and 1 x 120 replacement house-block
(for existing wing 'E') with associated ancillary buildings and
works; breach of secured line to provide temporary access gates
and vehicle lock; formation of temporary haul road for
construction vehicles off the A45/A509 island incorporating a
temporary contractors' compound area to provide car parking for
construction workers; and additional car parking places for staff
Approved
11.12.2007
Installation of a 1.8m satellite dish on the flat roof of the
administration/gatehouse building, 5m above ground level at HMP
Wellingborough.
Agreed
03.04.2006
Expansion of existing ancillary building: Admin Gatehouse and
conversion of temporary car park to permanent.
Agreed
07.02.2006
Upgrade of the existing visitor centre.
Agreed
30.11.2005
Additional car parking for staff and visitors.
Agreed
07.02.2006
Expansion of existing ancillary buildings: Segregation unit,
Admissions and Discharge unit and sports centre.
Agreed
27.04.2005
External works and kitchen.
Approved
25.11.2004
To provide new education block.
Agreed
16.07.2003
Proposed new classroom.
Approved
03.12.2003
Additional living accommodation at HM Prison Wellingborough.
One two-storey, 120-place houseblock.
Agreed
17.04.2002
Construction of two, two storey 40 place ready to use units, with a
single storey ancillary building attached.
Approved
28.09.2004
To provide new 600/900 kitchen unit
Agreed
09.10.2002
Additional inmate living accommodation
Refused
21.06.2001
Erection of one 15m monopole tower supporting six antennas and
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WP/2001/0350
WP/2001/0413

WP/2001/0243

WP/2001/0150

four transmission dishes, one equipment cabin
Approved with conditions
07.09.2001
Erection of 15m monopole tower - APPAC 25 June 2002
Refused
08.08.2001
The erection of 6 antennae and 4 transmission dishes at the top
of the proposed 15 metre monopole.
Refused
21.06.2001
Erection of 6 antennae and 4 transmission dishes along with
ancillary equipment at the top of the proposed 15 metre high
monopole
Application withdrawn/undetermined
20.04.2001
Erection of one 15m lattice tower supporting six antennas and
four transmission dishes, one equipment cabin (dimensions; 4.5m
deep x 3.4m wide x 2.8m high)

THE SITE AND SURROUNDINGS
The application site lies to the south of Wellingborough on the south side of the A45.
To the south east lays the crematorium and to the south east is the Nene Valley which
contains the river Nene, a flood relief channel and numerous lakes created through the
extraction of minerals. Adjacent to the north west of the site boundary lays Millers Park
which comprises residential properties and was the main access to the former prison
from Doddington Road. The Ministry of Justice (MOJ) owns the former prison social
club and amenity land around it, which is located at the eastern end of the residential
estate and which does not form part of the proposed new prison development. Land to
the north of the A45 lies some distance from the site and comprises a mix of
commercial, retail and residential premises. To the west lies Doddington Road beyond
which lies the Millers public house and the Higgins landscape and garden centre.
The application site measures approximately 14.70 hectares and comprises the land
previously used as a category C adult male training prison which is surrounded by a 5.2
metre high open mesh security fence. The former buildings on the site have been
demolished. In addition the site area includes land to the south which formerly was part
of the crematorium grounds. The additional land is for the provision of a new access off
Doddington Road.
The land slopes from east to west towards the river Nene.
BACKGROUND
The former prison was extended over its previous operational lifetime and had a
maximum operational capacity of approximately 650 adult male inmates.
It was closed in 2012 as a consequence of the age, lack of fire regulation compliance
and inefficiency of its infrastructure and certain accommodation blocks. The secure
perimeter fence remains in place. However, all the buildings which were part of the
former prison have been demolished.
Outline Planning Permission
Outline planning permission reference WP/16/00786/OUT was granted on 06 April 2017
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for the demolition of the existing buildings and the construction of a replacement prison
with a maximum gross external area of 62,868 square metres within a secure perimeter
fence together with access, parking, an energy centre, landscaping and associated
engineering works. The replacement prison has a capacity for approximately 1,600
adult males and would be built to hold category C inmates.
The means of access and the scale of the development were determined as part of the
outline planning permission. The appearance, landscaping and layout were reserved
for future reserved matters consent. The means of access to the site was to be from a
new roundabout off Doddington Road off which a new access road would provide a new
vehicular link to car park area A. A new footway link would be provided from
Doddington Road along the northern side of the site to the entrance of the new prison.
As stated above the former prison buildings have now been wholly demolished. This
permission has been implemented in relation to the implementation of the new access
road from Doddington Road to serve the new prison and the scale.
A non material amendment reference WP/18/00734/AMD was granted on 4 December
2018 to outline planning permission reference WP/16/00786/OUT for an amendment to
the wording of part (c) of condition 6 of WP/16/00786/OUT to read: "The actual
attenuation volume based on FEH rainfall data to be calculated by using a total
brownfield discharge rate of 503.6 l/s and a better of 50% to be provided on this
discharge rate not the Greenfield rate".
Reserved Matters Consent
Reserved matters consent WP/18/00312/REM was granted on 8 November 2018 for
the layout, appearance and landscaping details.
The approved proposed site layout plan included 14 buildings and had an overall gross
external floor area of 62,836.5 square metres which would be 31.5 square metres
beneath the maximum of 62,868 square metres gross floor area permitted under the
outline planning consent. This permission has been implemented in relation to layout
and appearance details. The landscaping details will be implemented in the first
planting season following the completion of the building works by Kier in the publically
accessible areas and the MOJ within the confines of the fencing of the new prison.
While the reserved matters consent approved the details of nearly all of the new
buildings required for the operation of the new prison, some elements were not included
in the consent.
Full Planning Permissions
Planning permission reference WP/18/00795/FUL was granted on 14 February 2019 for
development in connection with the new prison on the site of the former HMP
Wellingborough. Inside the secure compound, the construction and erection of: a
Waste Management Building; two no. substations and associated fence enclosure; a
pumping station and associated fence enclosure; dog kennels and associated fence
enclosure; and a telecommunications mast and associated fence enclosure. Outside
the secure compound, the formation of a new section of footpath between the existing
footpath on Millers Park and the new footpaths that are to be provided in the public
zone of the new prison.
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Planning permission reference WP/19/00039/FUL was granted on 13 March 2019 for
amendments to approved resources hub WBC 102 and WBC 104 support building in
connection with new prison and amendments to approved alignment of section of
secure perimeter fencing.
The permitted changes included the footprint of building WBC102 being increased. The
northern most wing would increase in length by 5 metres to the east and 2 metres to the
north.
The foot print and floor area of building 104 would be the same as approved under
reserved matters consent WP/18/00312/REM. The entire roof was proposed to be
pitched, rather than part pitched and part flat as per the approved design under
reserved matters consent WP/18/00312/REM. The overall height of the ridge increased
from 7.35 metres to 8.36 metres.
A change was proposed to the perimeter fencing to allow a better distribution of
underground services external to the secure perimeter, the need for which has come
about as the detailed design has developed. The relocation of this length of fence
required additional landscape treatment external to the fence and adjacent to Millers
Park. This notional area was highlighted with a diagonal hatched area on the proposed
site plan. The treatment was consistent with the existing treatments, ie amenity grass
graded into existing grassed areas. Any areas of hardstanding will be terminated at the
proposed new fence line.
Variation to reserved matters consent
Planning permission reference WP/20/0024/VAR was granted on 30 March 2020 for a
variation to the wording of condition 2 of reserved matters approval reference
WP/18/00312/REM to amend some drawings to incorporate plant and photovoltaic
panels on roof, plus changes to windows/doors (minor amendments) on buildings 105,
107, 108 and 111.
Variation to full planning permission
Planning permission reference WP/20/00025/VAR was granted on 16 March 2020 for a
variation to the wording of condition relating to condition 1 of planning permission
reference WP/19/00039/FUL to amend some drawings to incorporate plant and
photovoltaic panels on roof of buildings 102 and 104.
APPLICATION PROPOSAL
The application is made pursuant to section 73 of the Town and Country Planning Act
1990 (as amended) which allows applications to be made for permission without
complying with conditions previously imposed on a planning permission. An application
made under section 73 (such as this) results in a new permission (if approved) and the
local planning authority can decide to grant a new permission unconditionally, grant a
permission subject to different/new conditions or they can refuse the application. The
expiry date for any permission remains as per the original permissions
(WP/16/00786/OUT and WP/18/00312/REM) and so time limits cannot be extended
under a section 73 application.
This application seeks the removal/variation of conditions 3, 4, 5, 6, 7, 8, 10, 11, 12, 13,
14, 16 and 17 of outline planning permission reference WP/16/00786/OUT.
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a) seeks planning permission for a revised access design substituting a signalised
junction for the originally proposed roundabout arrangement (by varying Condition 16);
b) remove conditions 5 and 11 which refer to an Energy Centre as this building no
longer forms part of the proposals;
c) to remove condition 10 which refers to archaeological works as these have now been
completed;
d) to remove condition 13 which refers to a temporary access as this is not applicable;
and
e) to re -word various conditions to reflect the fact that much of the information required
has now been submitted and approved by the local planning authority (conditions 3, 4,
6, 7, 8, 12 and 14).
The application was accompanied by a covering letter dated 20 February 2020, a
technical note entitled 'transport assessment addendum and a conditions tracker
outlining the wording of the originally approved conditions and wording of the suggested
amended conditions, those to be removed and those to remain.
An updated version of the general arrangement drawing number 382311-3514-ARPWBC101-XX-DR-D-6001-D0100 Rev P05 has been prepared by Arup, which clearly
defines the location of the traffic signals and show, indicatively, the form of the traffic
signals and bus shelters that will be implemented as part of the highway works.
Please note that the photographic images of the signals, bus shelter, road splitter and
tactile paving were included for information purposes and are not for approval. The
wording of the conditions on the original outline permission, and which will be carried
over to the new permission that will arise from approval of this application, is such that it
will be incumbent on Kier to provide all construction and engineering details of the
works to highway.
NATIONAL GUIDANCE, DEVELOPMENT PLAN POLICY AND SUPPLEMENTARY
PLANNING DOCUMENTS/GUIDANCE
National Planning Policy Framework (NPPF) (19 February 2019)
Planning Practice Guidance (PPG)
National Design Guide (PPG) (September 2019)
North Northamptonshire Joint Core Strategy - Part 1 of the local plan (JCS)
Policies:
1 (presumption in favour of sustainable development)
2 (historic environment)
3 (landscape character)
4 (biodiversity and geodiversity)
5 (water environment, resources and flood risk management)
6 (development on brownfield land and land affected by contamination)
7 (community services and facilities)
8 (North Northamptonshire place shaping principles)
9 (sustainable buildings and allowable solutions)
10 (provision of infrastructure)
20 (Nene and Ise valleys)
22 (delivering economic prosperity)
23 (distribution of new jobs)
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Plan for the Borough of Wellingborough - Part 2 of the local plan (PBW)
Policies
GI 4 (enhancement and provision of open space, sports and recreational facilities)
E 3 (employment outside established employment estates)
H1 (urban housing allocations)
Supplementary planning documents/guidance:
Sustainable Design
Biodiversity
Trees on Development Sites
Planning Out Crime in Northamptonshire
Parking
SUMMARY OF REPLIES TO CONSULTATIONS/REPRESENTATIONS RECEIVED
1. Northamptonshire Highways - the local highway authority raises no objection to
the application on highway safety or capacity grounds. No objection is raised to the
removal and variation of the remaining conditions as listed in the schedule.
2. Highways England - has no comments to make on this application.
3. The council's environmental protection officer (contamination) - has no
comments or objections to the variation on the grounds of land contamination.
4. The council's environmental protection team leader (noise and air quality) - in
relation to construction management and dust reports have been submitted in relation
to construction and dust management which have been approved. However wish to
ensure that conditions are not discharged which still provide requirements on the
developer i.e. in relation to hours of construction works, noise and dust management
control.
5. Northamptonshire Local lead flood authority - on review we are in acceptance of
the reworded condition 6 as detailed within the 'schedule of existing and proposed
conditions.
6. Northamptonshire archaeological officer - confirms that the archaeological works
have been completed and therefore there are no objection to the proposals.
7. Great Doddington Parish Council - no comments received.
8. Neighbours - one letter has been received from the occupier of a business site
which lies to the east of the proposed new prison who raises concerns in noise from
construction vehicles, piling etc while the rebuilding of the prison, effects of lighting and
the reflection of light from windows. Request to see details of any landscaping scheme,
particularly adjacent to the eastern boundary.
None planning issues which were raised were in relation to the loss of revenue while
the piling works were taking place.
Please note the approved landscaping plans can be viewed under reference
WP/19/00146/CND "Details submitted pursuant to conditions 7 (hard and soft
landscape) and 8 (landscape management plan) of planning permission reference
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WP/18/00312/REM.
ASSESSMENT AND REASONED JUSTIFICATION
The proposal raises the following main issues:
- conformity with the development plan and material considerations;
- design, layout and the effect on the character and appearance of the surrounding
area;
- effect on archaeology;
- effect on landscape visual amenity;
- effect on flood risk and surface water drainage;
- effect on noise:
- noise on air quality;
- effect/impact on the living conditions of the neighbouring occupiers and the future
occupiers of the development;
- effect/impact on highway safety in relation to the proposed access arrangement and
parking provision;
- contamination;
- crime and disorder;
- conditions
Conformity with the development plan and material considerations
Section 38(6) of the Planning and Compulsory Purchase Act 2004 states that "If regard
is to be had to the development plan for the purposes of any determination to be made
under the Planning Acts, the determination must be made in accordance with the
development plan unless material considerations indicate otherwise."
Policy 1 of the JCS is clear that when considering development proposals, the local
planning authority will take a positive approach that reflects the presumption in favour of
sustainable development as set out within the revised NPPF.
The principle of the demolition of existing buildings and the construction of a prison (use
class C2A) with a maximum floor space 62,868 square metres gross external area
within a secure perimeter fence together with access, parking, an energy centre,
landscaping and associated landscaping works was established under outline planning
permission reference WP/16/00786/OUT. A new roundabout junction to access the
new prison development from Doddington Road and scale of the development, in
relation to the maximum floor space, were determined as part of the outline planning
permission reference WP/16/00786/OUT. This current application seeks a variation to
the outline planning permission reference WP/16/00786/OUT seeks which includes
changing the access off Doddington Road from a roundabout to a signalised junction,
removing and varying a number of conditions. The effects of these changes are
discussed in detail below:
Design, layout and the effect on the character and appearance of the surrounding
area
JCS at policy 8 (d) (i) and (ii) describes the principles that proposed development must
take into account with regards to its effect on the character and appearance of an area.
The government at paragraph 127 (a) - (d) of the revised NPPF attach great importance
to the design of built development. It goes on to advise that planning decisions should
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ensure that development will function well and add quality of the overall area; not just
for the short term but over the life time of a development; are visually attractive as a
result of good architecture, layout and appropriate and effective landscaping; are
sympathetic to local character and history, including the built environment and
landscape setting, while not discouraging appropriate innovation and change; establish
or maintain a strong sense of place, using the arrangements of streets, space, building
types and materials to create attractive, welcoming and distinctive places to live, work
and visit.
The key changes to the layout shown on proposed on drawing number 382311-3514ARP-WBC101-XX-DR-D-6001-D0100 P05 (section 278 highways works) received 17
April 2020 is the change from a roundabout to a signalised junction on Doddington
Road. New splitter islands with road hatching, traffic lights, new 1.8 metre wide
footways on either side of Doddington Road, uncontrolled pedestrian crossing with
tactile paving and new bus shelters would be introduced into the street scene.
The proposed changes to the layout would not have a harmful effect on the character
and appearance of the site immediate and wider effect on this part of Doddington Road.
No neighbour or parish council objections have been received in relation to the effects
on the changes on the character and appearance of the street scene.
The proposed changes which include a signalised junction on Doddington Road would
comply with policy 8 (d) (i) and (ii) of the JCS.
Effect on archaeology
JCS policy 2 (d) requires that where proposals would result in the unavoidable and
justifiable loss of archaeological remains, provision should be made for recording and
the production of a suitable archive and report.
Condition 10 of outline planning permission reference WP/16/00786/OUT states:
"No development shall take place other than the demolition of the existing buildings,
within the area indicated until the applicant, or their agents or successors in title, has
secured the implementation of a programme of archaeological work in accordance with
a written scheme of investigation which has been submitted by the applicant and
approved in writing by the local planning authority".
The applicant has advised that this condition is no longer required as the works have
been completed.
Northamptonshire archaeological officer has confirmed that the archaeological works
have been completed and there would be no objection to the removal of this condition
from any new planning permission.
No neighbour or parish council objections have been received in relation to the effects
on archaeology.
The proposed development would comply with policy 2 (d) of the JCS.
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Effect on flood risk and drainage
The JCS at policy 5 sets out a raft of sub policies aimed at preventing or reducing flood
risk.
Surface Water Drainage Scheme
Condition 6 of outline planning permission reference WP/16/00786/OUT states:
"No development shall take place until a surface water drainage scheme for the site,
based on sustainable drainage principles and an assessment of the hydrological and
hydro geological context of the development, has been submitted to and approved in
writing by the local planning authority. The drainage strategy should demonstrate the
surface water run-off generated up to and including the 1in100 year plus climate
change will not exceed the run-off from the undeveloped site following the
corresponding rainfall event. The scheme shall subsequently be implemented in
accordance with the approved details before the development is completed. The details
of the scheme shall include:
a) Details (i.e. designs, diameters, invert and cover levels, gradients, dimensions and
so on) of all elements of the proposed drainage system, to include pipes, inspection
chambers, outfalls/inlets and attenuation basins.
b) Cross sections of all control chambers (including site specific levels mAOD) and
manufacturers' hydraulic curves for all hydro brakes and any other flow control devices.
c) The actual attenuation volume based on FEH rainfall data to be calculated by using a
total brownfield discharge rate (503.6 l/s) and a better of 50% to be provided on this
discharge rate not the Greenfield rate".
Please note the figure underlined in (c) was changed to from 315 l/s to 503.6 l/s through
the approval of a non material amendment reference WP/18/00734/AMD to the
approved outline planning permission reference WP/16/00786/OUT.
The applicant is seeking for the wording of condition 3 (formerly condition 6 on outline
planning permission WP/16/00786/OUT) to be varied to state:
"The development shall be carried out in accordance with the approved surface water
drainage scheme referenced in the following: Arup file reference 382311-3514-ARP
WBC000-XX-FN-D-0004-B0700 Revision PO1 dated 6 February 2019 (2330 pages)
received on 5 August 2019 and approval of conditions following planning approval
decision letter from the local planning authority dated 5 September 2019 reference
WP/19/00480/CND. The scheme shall subsequently be implemented in accordance
with the approved details before the development is completed".
Northamptonshire local lead flood authority recommends that on review we are in
acceptance of the reworded condition 6 of outline planning permission reference
WP/16/00786/OUT as detailed within the 'schedule of existing and proposed
conditions'.
Scheme for the maintenance and upkeep of every element of surface water
drainage system
Condition 7 of outline planning permission reference WP/16/00786/OUT states:
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"No development shall take place until a detailed scheme for the maintenance and
upkeep of every element of the surface water drainage system proposed on the site has
been submitted to and approved in writing by the local planning authority and the
maintenance plan shall be carried out in full thereafter. This scheme shall include
details of any drainage elements that will require replacement within the lifetime of the
proposed development".
The applicant is seeking for the wording of condition 4 (formerly condition 7 on outline
planning permission WP/16/00786/OUT) to be varied to state:
"The development shall be carried out in accordance with the approved scheme for the
maintenance and upkeep of every element of the surface water drainage system as
referenced in the following:
Approval of conditions following planning approval decision letter from the local
planning authority dated 8 June 2018 reference WP/18/00224/CND.
GVA covering letter dated 4 April 2018 (Reference 01B804277) received on 9 April
2018;
Kier Environmental Management Plan (EMP) draft version 1.5 dated 21 March 2018
received on 9 April 2018;
Approval of conditions following planning approval decision letter from the local
planning authority dated 12 February 2019 reference WP/19/00027/CND
HMP Wellingborough Drainage Maintenance Strategy prepared by Kier undated
received 17 January 2019) 12 February 2019;
Below Ground Surface Water Drainage Operation and Maintenance Plan reference
382311-3514-ARP-WBC000-XX-RP-C-0001-B1200 Issue 01 dated 21st November
2018 prepared by Arup (5 pages) received 17 January 2019.
This maintenance plan shall be carried out in full thereafter".
No neighbour or parish council objections have been received in relation to flood risk or
surface water drainage.
Subject to the variation of the wording of conditions 6 and 7 outline planning permission
reference WP/16/00786/OUT the proposed development would comply with policy 5 of
the JCS.
Effect on noise
To ensure quality of life and safer and healthier communities the JCS at policy 8 (e) (ii)
states that new development should be prevented from contributing to or being
adversely affected by unacceptable levels of noise.
Chapter 15 of the revised NPPF gives advice on how local planning authorities should
prevent new development from being adversely affected by unacceptable levels of
noise pollution. The NPPF further advises that decisions should aim to avoid noise from
giving rise to significant adverse impacts on health and quality of life as a result of new
development.
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The PPG offers detailed advice on Noise which was updated on 24 December 2014.
Condition 5 of outline planning permission reference WP/16/00786/OUT states:
"The proposed energy centre and any building service plant should be subject to a full
noise impact assessment".
The applicant has applied to have this condition removed as it is no longer applicable
as the scheme no longer includes an energy centre. There would be no objection to the
removal of condition 5 of outline planning permission reference WP/16/00786/OUT.
Condition 12 of outline planning permission reference WP/16/00786/OUT states:
"Prior to development commencing a detailed Construction Environmental Management
Plan shall be submitted and approved in writing.
The plan must demonstrate the adoption and use of best practicable means to reduce
the effects of noise, vibration, dust and lighting. The plan should include, but not be
limited to:
- Procedures for maintaining good public relations including complaint management,
public consultation and liaison.
- Arrangements for liaison with the Councils Environmental Protection Team.
- All works and ancillary operations which are audible at the site boundary should only
be carried out only between the following hours: 0800 Hours and 1800 Hours on
Mondays to Fridays and 0800 and 13:00 Hours on Saturdays and; at no time on
Sundays and Bank Holidays.
- Deliveries to and removal of plant, equipment, machinery and waste from the site
should only take place within the permitted hours detailed above.
- Mitigation measures as defined in BS5528: Parts 1 and 2: 2009 Noise and Vibration
Control on Construction and Open Sites should be used to minimise noise and
disturbance from construction works.
- Procedures for emergency deviation of the agreed working hours.
- The Borough Council of Wellingborough encourages all contractors to be
'Considerate Contractors' when working in the borough by being aware of the needs of
neighbours and the environment.
- Control measures for dust and other air-borne pollutants.
- Measures for controlling the use of site lighting whether required for safe working or
for security purposes.
- Mitigation measures to prevent pollution run off - such as silt traps, to Wellingborough
Pit Local Wildlife Site which could be significantly impacted by the demolition and
construction phases of this proposal.
The approved Construction Management Plan should be adhered to throughout the
construction period and the approved measures should be retained for the duration of
the construction works".
The applicant is seeking for the wording of condition 6 (formerly condition 12 on outline
planning permission WP/16/00786/OUT) to be varied to state:
"The development shall be carried out in accordance with the approved Construction
Environmental Management Plan referenced in the following:
Approval of conditions following planning approval decision letter from the local
planning authority dated 8 June 2018 reference WP/18/00224/CND.
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- Kier environmental management plan Rev B dated October 2017 (page 4 of 12 page);
Kier environmental risk assessment & action plan dated 21 March 2018 (9 pages)
received on 17 May 2018;
Approval of conditions following planning approval decision letter from the local
planning authority dated 14 December 2018 reference WP/18/00700/CND;
- Kier Environmental Management Plan (document reference 382311-3514-KMPWBC000-XX-HS-W-0004-K3300 Revision number 3) (13 pages) received on 27
November 2018;
- Kier Construction Phase Plan Part A Pre-Construction Plan (project number: 3823113514-KMP-WBC000-XX-HS-W-0001-K3300 Revision number 4) (31 pages) received
on 27 November 2018;
- Kier Complaints Procedure dated June 2016 (3 pages) received 8 November 2018.
The approved Construction Environmental Management Plan should be adhered to
throughout the construction period and the approved measures should be retained for
the duration of the construction works".
The council's environmental protection team leader recommends that in relation to the
construction environmental management plan this condition should not be fully
discharged as the approved detail needs to be implemented by the developer
throughout the construction process.
A Neighbour objection has been received in relation to nuisance caused by noise
particularly when the piling was carried out and the machinery being used in relation to
the construction of the new prison is in use.
Subject to the removal of condition 5 and variation of the wording of condition 12 outline
planning permission reference WP/16/00786/OUT the proposed development would
comply with policy 8 (e) (ii) of the JCS.
Effect on air quality
The JCS at policy 8 amongst other things, requires development not to result in an
unacceptable impact on neighbours by reason of pollution.
To ensure quality of life and safer and healthier communities the JCS at policy 8 (e) (i)
requires development not to have an unacceptable impact on amenities by reason of
pollution, whilst 8 (e) (ii) goes further by stating that both new and existing development
should be prevented from contributing to or being adversely affected by unacceptable
levels of air pollution.
Condition 4 of outline planning permission reference WP/16/00786/OUT states:
"Prior to development a Dust Management Plan shall be submitted and approved in
writing by the local planning authority. The Dust Management Plan should include how
the impacts of dust are reduced during construction and demolition".
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The applicant is seeking for the wording of condition 2 (formerly condition 4 on outline
planning permission WP/16/00786/OUT) to be varied to state:
"The development shall be carried out in accordance with the approved Dust
Management Plan, referenced in the following documents:
Approval of conditions following planning approval decision letter from the local
planning authority dated 8 June 2018 reference WP/18/00224/CND;
- Kier Demolition Plan dated April 2017 (11 pages) received on 9 April 2018;
- Kier Nuisance Management Standard dated April 2017 (9 pages) received on 9 April
2018;
- Kier Minimum Standard - Demolition -Mobile Crushing and or Screening Operations
dated April 2017 (3 pages) received on 9 April 2018;
- Kier Pollution Prevention Standard dated October 2017 (17 pages) received on 9
April 2018;
- Kier Waste Management Plan dated October 2017 (26 pages) received on 9 April
2018); and
- Approval of conditions following planning approval decision letter from the local
planning authority dated 14 December 2018 reference WP/18/00700/CND;
- Kier Environmental Management Plan (document reference 382311-3514-KMPWBC000-XX-HS-W-0004-K3300 Revision number 3 (Section 4.3 page 9-10 dust
management) received on 27 November 2018".
The council's environmental protection team leader recommends that in relation to
dust management this condition should not be fully discharged as the approved detail
needs to be implemented by the developer throughout the construction process.
Condition 11 of outline planning permission reference WP/16/00786/OUT states:
"The onsite energy centre once operational should be subject to an air quality
assessment and confirmation that any necessary measures which have been identified
by the report have been implemented shall be submitted to the local planning authority
before the approved development is first occupied".
The applicant has applied to have this condition removed as it is no longer applicable
as the scheme no longer includes an energy centre. There would be no objection to the
removal of this condition.
No neighbour or parish council objections have been received in relation to nuisance
caused by dust management.
Subject to the variation of the wording of condition 4 and removal of condition 11 on
outline planning permission reference WP/16/00786/OUT the proposed development
would comply with policy 8 (e) (ii) of the JCS.
Effect/impact on the living conditions of the neighbouring occupiers and the future
occupiers of the development Policy 8 (e) (i) of the JCS details a policy relating to the
protection of amenity of neighbouring occupiers.
At paragraph 127 of the revised NPPF the government requires new development to
provide 'a high standard of amenity for all existing and future users.
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The proposed changes to the road layout from a roundabout to a signalised junction as
shown on drawing number 382311-3514-ARP-WBC101-XX-DR-D-6001-D0100 P05
(section 278 highways works) received 17 April 2020 would not have any harmful
affects on neighbouring amenities in terms of unacceptable loss of light, privacy or
visual outlook.
No neighbour or parish council objections have been received in relation to the effects
on neighbouring amenity to the changes from a roundabout to a signalised access from
Doddington Road.
The proposed development would comply with policy 8 (e) (i) of the JCS.
Effect/Impact on highway safety in relation to (the proposed access arrangement)
JCS policy 8 (b) (i) gives a number of requirements that new development should
achieve with regards to highway, pedestrian and other sustainable transport matters.
JCS policy 8 (b) (ii) seeks to ensure a satisfactory means of access and provision for
parking, servicing and manoeuvring in accordance with adopted standards.
Temporary Access
Condition 13 of outline planning permission reference WP/16/00786/OUT states:
"Prior to commencement of development the temporary construction access on
Doddington Road, shown indicatively on Atkins drawing 5147337-ATK-WOO-SPA002
Rev. B, shall be implemented in accordance with highways agreement".
The applicant's agent has applied for the removal of this condition and advises that this
condition requires the implementation of a temporary prior to the commencement of
development but it is not applicable given that the temporary access would constitute
development. An access has been constructed onto Doddington Road in the position of
the main access to serve the new prison and is currently being used as the construction
access to the site. There would be no objection to the removal of this condition.
Construction Management Plan
Condition 14 of outline planning permission reference WP/16/0786/OUT states:
"Prior to commencement of development the developer is to submit a Construction
Management Plan to the Local Planning Authority for agreement. The construction of
the development shall thereafter be implemented in accordance with the approved
Construction Management Plan. The Construction Management Plan is to include the
following measures:
a. Routing agreement for deliveries and construction traffic;
b. Timings of deliveries and construction traffic movements
c. Wheel washing facilities to prevent mud and other debris being deposited on the
public highway
d. Street cleaning of the public highway
e. Signage and traffic management details
f. Measures to rectify any damage caused to the public highway as a result of
construction vehicles associated with this development".
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The applicant's agent is seeking the wording to be varied to reflect the details which
have already been approved.
The varied wording of condition 7 (formerly condition 14 on outline planning permission
WP/16/00786/OUT) should be as follows:
"The development shall be carried out in accordance with the approved Construction
Management Plan as referenced in the following:
Approval of conditions following planning approval decision letter from the local
planning authority dated 8 June 2018 reference WP/18/00224/CND.;
- Kier environmental risk assessment and action plan dated 21 March 2018 (9 pages);
and sections from the construction phase plan - site rules, traffic management plan etc
(11 pages) received on 17 May 2018 and Kier drawing numbers SK001 Traffic
Management Plan for Phase 1 Demolition July - December 2018 and SK002 (Traffic
Management Plan) dated 29 March 2018 received 22 May 2018
Approval of conditions following planning approval decision letter from the local
planning authority dated 14 December 2018 reference WP/18/00700/CND;
- Kier Environmental Management Plan (document reference 382311-3514-KMPWBC000-XX-HS-W-0004-K3300 Revision number 3) (section 3) received on 27
November 2018;
- Kier Construction Phase Plan Part A Pre-Construction Plan (project number: 3823113514-KMP-WBC000-XX-HS-W-0001-K3300 Revision number 4) (section 3.4) received
on 27 November 2018;
- Kier Site Location Signs plan dated 27/11/2018 and examples of traffic management
signing dated 27/11/2018 received on 27 November 2018;
- Kier Complaints Procedure dated June 2016 received 8 November 2018;
- Kier Site Location Signs/Example signs plan (No 2) dated 25/06/2018 received 8
November 2018;
- Kier Site Access/Egress plans (no 2) dated 18/7/ 2018 received 8 November 2018.
The construction of the development shall thereafter be implemented in accordance
with the approved Construction Management Plan".
Northamptonshire highways have raised no objections to the variation to the wording of
condition 13 of outline planning permission reference WP/16/00786/OUT. The variation
of the wording would be acceptable.
Works to the highway
Condition 16 of outline planning permission reference WP/16/00786/OUT states:
"Prior to opening of any part of the new development hereby approved a new
roundabout junction to access the development from Doddington Road, shown
indicatively on Atkins drawing number 5417337-ATK-WOO-SK001 Rev. G, shall be
implemented in accordance with details submitted and agreed with the local planning
authority to include full engineering and construction details, which include the following
measures:
a. Roundabout with pedestrian crossing facilities;
b. New and improved footpaths;
c. 2 x new bus stops on Doddington Road to include raised bus boarders, shelters, flag
and pole;
d. The reduction in the speed limit on Doddington Road from 40mph to 30mph".
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Condition 17 of outline planning permission reference WP/16/00786/OUT states:
"Prior to the opening of any part of the new development hereby consented a new miniroundabout at the junction of Doddington Road and Turners Mill Lane and shown
indicatively of Atkins Drawing number 5147337-ATK-WOO-SK004 Rev.B, shall be
implemented in accordance with details of the full engineering and construction details
of the scheme to be submitted to and agreed with the Local Planning Authority".
This application was accompanied by a technical note entitled 'transport assessment
addendum' which summarises a high-level re-appraisal for the highway access to the
new Wellingborough prison facility by investigating changing from the approved
roundabout configuration, to a signalised junction. In addition amended drawing number
382311-3514-ARP-WBC101-XX-DR-D-6001-D0100 P05 (section 278 highways works)
received 17 April 2020 sets out the proposed changes to Doddington Road resulting
from a signalised junction, including the location of the new traffic signals on both
Doddington Road and the access road serving the new prison, the form of the traffic
signals and bus shelters.
Change to access
When it was operational, the former HMP Wellingborough required staff and visitors to
ingress and egress the site by travelling along Millers Park, a residential area and
formerly part of the prison estate. As part of the new prison development, a dedicated
access road was granted planning permission to be constructed to the south of the
housing estate, linking the new prison directly to the Doddington Road. The preliminary
design envisaged a new roundabout which will be constructed as part of Section 278
works (S278) by incumbent contractor (Kier Special Projects Limited) for the new
prison.
To date, the design of the S278 works has been undertaken by Atkins indirectly for MoJ
via Mace with a level of detail sufficient to receive technical approval by the local
highways authority. In mid-2019, Kier Special Projects Limited received an instruction
from the MoJ to adopt the design and undertake the construction of the S278 works
going forward, as a variation to their contract. Consequently, Kier Special Projects
Limited requested Arup to undertake a technical review of the design proposed by
Atkins, to help inform Kier Special Projects Limited in responding to the MoJ instruction.
The technical review highlighted several concerns with the design which further
correspondence with Atkins failed to mitigate. As a consequence, Arup have proposed
an alternative junction design comprising a signal controlled
junction.
The proposed new arrangement would have the same effect as the originally approved
roundabout in that traffic will enter and leave the prison via Doddington Road, rather
than via Millers Park.
The applicant's highway consultant's in the traffic analysis and options section of the
technical note advises that "the analysis for the signalised junction shows that it would
operate significantly within its capacity for both the AM and PM peak periods under both
scenarios. This is indicated by the Degree of Saturation values being below the 85%
threshold on each of the junction arms. By comparing the results from tables 1 and 2,
the maximum queue length increases from 1 pcu for the roundabout, to 4 pcu under the
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signalised junction. Despite this increase, the queue length on Doddington Road does
not extend so far as to obstruct the junction with the slip roads for the A45".
As part of the original roundabout scheme, it was proposed to lower the speed limit in
this section of Doddington Road, from 40mph to 30mph. The existing speed limit
through the village of Great Doddington and beyond Turnells Lane is currently 30mph,
so this will provide a consistent speed limit throughout. An advertisement for this traffic
regulation order has previously been made by Northamptonshire County Council, with
no objections received. The approved traffic regulation order will be incorporated into
the revised scheme, and future design work will be carried out based on a 30mph
operating speed limit.
A 1.8 metre wide footway provision has been added to the eastern verge to link the new
bus stop (retained from the previous design) to the prison estate. Tactile paving, an
uncontrolled pedestrian crossing and the footway would be widened to 1.8 metres on
the western side of Doddington Road to link to a new bus shelter.
Northamptonshire Highways recommends that subject to compliance with the following
requirements of the local highway authority no objection is raised to the application on
highway safety or capacity grounds.
- It is understood that the proposal to substitute a signalised junction design for a
roundabout at the site access has been discussed with the local highways authority and
is considered acceptable in principle.
- The revised wording of planning conditions in accordance with items 16 and 17 on the
schedule dated February 2020 will be required to secure the implementation of the
signalised junction into the site of the development and the establishment of a miniroundabout at the junction between Turnells Mill Lane and Doddington Road prior to the
opening of any part of the proposed development.
- No objection is raised to the removal and variation of the remaining conditions as
listed in the schedule.
Highways England has raised no objections to this application.
The varied wording of condition 8 (formerly condition 16 on outline planning permission
WP/16/00786/OUT) should be as follows:
"Prior to opening of any part of the new development hereby approved a new signalised
junction to access the development from Doddington Road, shown indicatively on
382311-3514-ARP-WBC101-XX-DR-D-6001-D0100 P05 (section 278 highways works)
received 17 April 2020 shall be implemented in accordance with details submitted and
agreed with the local planning authority to include full engineering and construction
details, which include the following measures:
a) Signalised junction with pedestrian crossing facilities;
b) New and improved footpaths;
c) 2 x new bus stops on Doddington Road to include raised bus boarders, shelters, flag
and pole;
d) The reduction in the speed limit on Doddington Road from 40mph to 30mph".
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The varied wording of condition 9 (formerly condition 17 on outline planning permission
WP/16/00786/OUT) should be as follows:
"Prior to the opening of any part of the new development hereby consented a new mini
roundabout at the junction of Doddington Road and Turnells Mill Lane and shown
indicatively on 382311-3514-ARP-WBC101-XX-DR-D-6001-D0100 P05 (section 278
highways works) received 17 April 2020 shall be implemented in accordance with
details of the full engineering and construction details of the scheme to be submitted to
and agreed with the local planning authority".
No parish council or neighbour objections have been received to the proposed change
from a roundabout to a signalised junction onto Doddington Road.
Subject to the removal of condition 13 and variation of the wording of conditions, 13, 16
and 17 of outline planning permission reference WP/16/00786/OUT proposed
development would comply with policies 8 (b) (i) and 8 (b) (ii) of the JCS.
Contamination
The JCS at policy 6 says that local planning authorities will seek to maximise the
delivery of development through the re-use of suitable previously developed land within
the urban areas. Where development is intended on a site known or suspected of
being contaminated a remediation strategy will be required to manage the
contamination. The policy goes on to inform that planning permission will be granted
where it can be established that the site can safely and viably be developed with no
significant impact on either future users of the development or on ground surface and
waters.
The revised NPPF at paragraphs 178 and 179 sets out policies on development
involving contaminated land. The planning practice guidance also offers detailed
government advice on this topic.
Condition 3 of outline planning permission reference WP/16/00786/OUT states:
"No development shall commence (other than operations consisting of site clearance
and demolition) until the following components of a scheme to deal with the risks
associated with contamination of the site have each been submitted to and approved, in
writing, by the local planning authority:
i
-

A preliminary risk assessment which has identified:
all previous uses;
potential contaminants associated with those uses;
a conceptual model of the site indicating sources, pathways and receptors;
potentially unacceptable risks arising from contamination at the site.

ii A site investigation scheme, based on (i), to provide information for a detailed
assessment of the risk to all receptors that may be affected, including those off site.
iii The results of the site investigation and detailed risk assessment referred to in (ii)
and, based on these, an options appraisal and remediation strategy giving full details of
the remediation measures required and how they are to be undertaken.
iv. A verification plan providing details of the data that will be collected in order to
demonstrate that the works set out in the remediation strategy in (iii) are complete and
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identifying any requirements for longer-term monitoring of pollutant linkages,
maintenance and arrangements for contingency action.
Any changes to these components require the express written consent of the local
planning authority. The scheme shall be implemented as approved".
The varied wording of condition 1 (formerly condition 3 on outline planning permission
WP/16/00786/OUT) should be as follows:
"The development shall be carried out in accordance with the approved scheme to deal
with the risk associated with contamination, referenced in the following documents:
Approval of conditions following planning approval decision letter from the local
planning authority dated on 4 March 2019 (reference WP/19/00037/CND);
RSK Environment Ltd 'Supplementary Geo-environmental Letter Report' reference:
314007-L01 (00), dated 20 June 2018 (226 pages) received 8 February 2019;
RSK Environment Ltd 'Geotechnical Letter Report' reference: 314007-L02 (00), dated
18 June 2018 (24 pages) received 8 February 2019;
RSK Environment Ltd 'Supplementary Groundwater Sampling Letter Report' reference:
314007-L03 (00) dated 20 November 2018 (20 pages) received 8 February 2019;
Nicholls Colton 'Factual Report on Ground Investigation at HMP Wellingborough'
reference: G18174-FR, dated December 2018 (176 pages) received 8 February 2019;
RSK HMP Wellingborough Remediation Method Statements Unknowns - project
number 314007-R04 (01) dated January 2019 (46 Pages) received 23 January 2019;
and
RSK HMP Wellingborough Gas Protection Measures Verification Plan 314007-R05 (00)
dated January 2019 (29 Pages) received 23 January 2019".
The council's environmental protection officer (contamination) has no comments or
objections to the variation on the grounds of land contamination.
EA Verification report in relation to remediation
Condition 8 of outline planning permission reference WP/16/00786/OUT states:
"No occupation of any part of the development shall take place until a verification report
demonstrating completion of works set out in the approved remediation strategy and the
effectiveness of the remediation has been submitted to and approved, in writing, by the
local planning authority. The report shall include results of sampling and monitoring
carried out in accordance with the approved verification plan to demonstrate that the
site remediation criteria have been met. It shall also include any plan (a "long-term
monitoring and maintenance plan") for longer-term monitoring of pollutant linkages,
maintenance and arrangements for contingency action, as identified in the verification
plan. The long-term monitoring and maintenance plan shall be implemented as
approved".
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This condition has not formally discharged, but a verification report has already been
submitted under condition 3 and the details were approved under approval of conditions
following planning approval decision letter from the local planning authority dated 4
March 2019 reference WP/19/00037/CND.
The applicant is seeking for the wording of condition 5 (formerly condition 8 on outline
planning permission WP/16/00786/OUT) to be varied to state:
"The development shall be carried out in accordance with the approved Verification
Report, as referenced in the following:
RSK HMP Wellingborough Gas Protection Measures Verification Plan 314007-R05 (00)
dated January 2019 (29 Pages) received 23 January 2019 approved under approval of
conditions following planning approval decision letter from the local planning authority
dated 4 March 2019 reference WP/19/00037/CND".
No neighbour or parish council objections have been received in relation to
contamination.
Subject to the variation of the wording of condition 3 and 8 of outline planning
permission reference WP/16/00786/OUT the proposed development would comply with
policy 6 of the JCS.
Conditions
The revised NPPF at paragraph 56 requires conditions to only be imposed where they
are: necessary, relevant to planning and to the development to be permitted,
enforceable, precise and reasonable in all other respects. The PPG re-iterates this
advice.
It is considered that the proposed conditions meet the tests set out in the NPPF and the
provisions of the PPG.
CONCLUSION
The proposed variation to outline planning permission reference WP/16/00786/OUT
complies with the relevant development plan policies and is consistent with the
provisions in the revised NPPF specifically in relation to promoting sustainable
development, raising design standards, the effects on highway safety and capacity,
contamination, surface water drainage, air quality throughout the construction process
,noise throughout the construction process and effects on neighbouring amenity. In the
absence of any material considerations of sufficient weight, it is recommended that the
proposal be approved subject to conditions.
RECOMMENDATION
Approve subject to the following conditions.
CONDITIONS/REASONS
1. The development shall be carried out in accordance with the approved scheme to
deal with the risk associated with contamination, referenced in the following
documents:
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Approval of conditions following planning approval decision letter from the local
planning authority dated on 4 March 2019 (reference WP/19/00037/CND);
RSK Environment Ltd 'Supplementary Geo-environmental Letter Report' reference:
314007-L01 (00), dated 20 June 2018 (226 pages) received 8 February 2019;
RSK Environment Ltd 'Geotechnical Letter Report' reference: 314007-L02 (00),
dated 18 June 2018 (24 pages) received 8 February 2019;
RSK Environment Ltd 'Supplementary Groundwater Sampling Letter Report'
reference: 314007-L03 (00) dated 20 November 2018 (20 pages) received 8
February 2019;
Nicholls Colton 'Factual Report on Ground Investigation at HMP Wellingborough'
reference: G18174-FR, dated December 2018 (176 pages) received 8 February
2019;
RSK HMP Wellingborough Remediation Method Statements Unknowns - project
number 314007-R04 (01) dated January 2019 (46 Pages) received 23 January 2019;
and
RSK HMP Wellingborough Gas Protection Measures Verification Plan 314007-R05
(00) dated January 2019 (29 Pages) received 23 January 2019.
Reason: To protect groundwater from potential contamination on the site in
accordance with policy 6 of the North Northamptonshire Joint Core Strategy.
2. The development shall be carried out in accordance with the approved Dust
Management Plan, referenced in the following documents:
Approval of conditions following planning approval decision letter from the local
planning authority dated 8 June 2018 reference WP/18/00224/CND;
Kier Demolition Plan dated April 2017 (11 pages) received on 9 April 2018;
Kier Nuisance Management Standard dated April 2017 (9 pages) received on 9 April
2018;
Kier Minimum Standard - Demolition - Mobile Crushing and or Screening Operations
dated April 2017 (3 pages) received on 9 April 2018;
Kier Pollution Prevention Standard dated October 2017 (17 pages)
received on 9 April 2018;
Kier Waste Management Plan dated October 2017 (26 pages) received on 9 April
2018); and
Approval of conditions following planning approval decision letter from the local
planning authority dated 14 December 2018 reference WP/18/00700/CND;
Kier Environmental Management Plan (document reference 382311-3514-KMPWBC000-XX-HS-W-0004-K3300 Revision number 3 (Section 4.3 page 9- 10 dust
management) received on 27 November 2018
Reason: To protect the amenities of neighbouring properties in accordance with
policy 8 (e) (i) and (ii) of the North Northamptonshire Joint Core Strategy.
3. The development shall be carried out in accordance with the approved surface water
drainage scheme referenced in the following:
Arup file reference 382311-3514-ARP-WBC000-XX-FN-D-0004-B0700 Revision PO1
dated 6 February 2019 (2330 pages) received on 5 August 2019 and approval of
conditions following planning approval decision letter from the local planning
authority dated 5 September 2019 reference WP/19/00480/CND. The scheme shall
subsequently be implemented in accordance with the approved details before the
development is completed.
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Reason: To reduce the risk of flooding both on and off site in accordance with
policy 5 (b) and (c) of the Joint Core Strategy and the National Planning Policy
Framework by ensuring the satisfactory means of surface water attenuation and
discharge from the site.
4. The development shall be carried out in accordance with the approved scheme for
the maintenance and upkeep of every element of the surface water drainage system
as referenced in the following:
Approval of conditions following planning approval decision letter from the local
planning authority dated 8 June 2018 reference WP/18/00224/CND.
GVA covering letter dated 4 April 2018 (Reference 01B804277) received on 9 April
2018;
Kier Environmental Management Plan (EMP) draft version 1.5 dated 21 March 2018
received on 9 April 2018;
Approval of conditions following planning approval decision letter from the local
planning authority dated 12 February 2019 reference WP/19/00027/CND;
HMP Wellingborough Drainage Maintenance Strategy prepared by Kier undated
received 17 January 2019) 12 February 2019;
Below Ground Surface Water Drainage Operation and Maintenance Plan reference
382311-3514-ARP-WBC000-XX-RP-C-0001-B1200 Issue 01 dated 21st November
2018 prepared by Arup (5 pages) received 17 January 2019.
This maintenance plan shall be carried out in full thereafter.
Reason: In order to ensure that the drainage systems associated with the
development will be maintained appropriately and in perpetuity, to reduce the risk of
flooding due to failure of the drainage system in accordance with policy 5 (b) of the
Joint Core Strategy.
5. The development shall be carried out in accordance with the approved Verification
Report, as referenced in the following:
RSK HMP Wellingborough Gas Protection Measures Verification Plan 314007-R05
(00) dated January 2019 (29 Pages) received 23 January 2019 approved under
approval of conditions following planning approval decision letter from the local
planning authority dated 4 March 2019 reference WP/19/00037/CND.
Reason: To ensure that any remediation, if required, is verified as completed to the
agreed standards for the protection of controlled waters in accordance with policy 6
of the Joint Core Strategy.
6. The development shall be carried out in accordance with the approved Construction
Environmental Management Plan referenced in the following:
Approval of conditions following planning approval decision letter from the local
planning authority dated 8 June 2018 reference WP/18/00224/CND.
- Kier environmental management plan Rev B dated October 2017 (page 4 of 12
page); Kier environmental risk assessment & action plan dated 21 March 2018 (9
pages) received on 17 May 2018;
Approval of conditions following planning approval decision letter from the local
planning authority dated 14 December 2018 reference WP/18/00700/CND;
- Kier Environmental Management Plan (document reference 382311-3514-KMPWBC000-XX-HS-W-0004-K3300 Revision number 3) (13 pages) received on 27
November 2018;
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- Kier Construction Phase Plan Part A Pre-Construction Plan (project number:
382311-3514-KMP-WBC000-XX-HS-W-0001-K3300 Revision number 4) (31 pages)
received on 27 November 2018;
- Kier Complaints Procedure dated June 2016 (3 pages) received 8 November 2018.
The approved Construction Environmental Management Plan should be adhered to
throughout the construction period and the approved measures should be retained
for the duration of the construction works.
Reason: To protect the amenities of neighbouring occupiers and to mitigate the
impact on the wildlife site in accordance with policies 4 (a) and 8 (e) (i and ii) of the
Joint Core Strategy.
7. The development shall be carried out in accordance with the approved Construction
Management Plan as referenced in the following:
Approval of conditions following planning approval decision letter from the local
planning authority dated 8 June 2018 reference WP/18/00224/CND.;
- Kier environmental risk assessment and action plan dated 21 March 2018 (9
pages); and sections from the construction phase plan - site rules, traffic
management plan etc (11 pages) received on 17 May 2018 and Kier drawing
numbers SK001 Traffic Management Plan for Phase 1 Demolition July - December
2018 and SK002 (Traffic Management Plan) dated 29 March 2018 received 22 May
2018
Approval of conditions following planning approval decision letter from the local
planning authority dated 14 December 2018 reference WP/18/00700/CND;
- Kier Environmental Management Plan (document reference 382311-3514-KMPWBC000-XX-HS-W-0004-K3300 Revision number 3) (section 3) received on 27
November 2018;
- Kier Construction Phase Plan Part A Pre-Construction Plan (project number:
382311-3514-KMP-WBC000-XX-HS-W-0001-K3300 Revision number 4) (section
3.4) received on 27 November 2018;
- Kier Site Location Signs plan dated 27/11/2018 and examples of traffic
management signing dated 27/11/2018 received on 27 November 2018;
- Kier Complaints Procedure dated June 2016 received 8 November 2018;
- Kier Site Location Signs/Example signs plan (No 2) dated 25/06/2018 received 8
November 2018;
- Kier Site Access/Egress plans (no 2) dated 18/7/ 2018 received 8 November 2018;
The construction of the development shall thereafter be implemented in accordance
with the approved Construction Management Plan.
Reason: In the interest of highway safety in accordance with policy 8 (e) (ii) of the
Joint Core Strategy.
8. Prior to opening of any part of the new development hereby approved a new
signalised junction to access the development from Doddington Road, shown
indicatively on 382311-3514-ARP-WBC101-XX-DR-D-6001-D0100 P05 (section 278
highways works) received 17 April 2020 shall be implemented in accordance with
details submitted and agreed with the local planning authority to include full
engineering and construction details, which include the following measures:
a) Signalised junction with pedestrian crossing facilities;
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b) New and improved footpaths;
c) 2 x new bus stops on Doddington Road to include raised bus boarders, shelters,
flag and pole;
d) The reduction in the speed limit on Doddington Road from 40mph to 30mph.
Reason: To provide the necessary infrastructure to access the site in accordance
with policies 8 (a) (i), (b) (ii) and 10 (c) of the Joint Core Strategy.
9. Prior to the opening of any part of the new development hereby consented a new
mini roundabout at the junction of Doddington Road and Turnells Mill Lane and
shown indicatively on 382311-3514-ARP-WBC101-XX-DR-D-6001-D0100 P05
(section 278 highways works) received 17 April 2020 shall be implemented in
accordance with details of the full engineering and construction details of the scheme
to be submitted to and agreed with the local planning authority.
Reason: To provide the necessary infrastructure resulting from the development in
accordance with policy 10 (a) of the Joint Core Strategy.
10. If, during development, contamination not previously identified is found to be
present at the site then no further development (unless otherwise agreed in writing
with the local planning authority) shall be carried out until the developer has
submitted a remediation strategy to the local planning authority detailing how this
unsuspected contamination will be dealt with and obtained written approval from the
local planning authority. The remediation strategy shall be implemented as approved.
Reason: To ensure that any unforeseen contamination encountered during
development is dealt with in an appropriate manner for the protection of controlled
waters in accordance with policy 6 of the Joint Core Strategy.
11. The measures contained within the approved Travel Plan by Atkins (dated
January 2017) are to be implemented throughout the life of the development, in
accordance with the triggers contained within the Travel Plan document.
Reason: To encourage sustainable modes of transport in accordance with policy 8
(a) (ii) and (b) (i) of the Joint Core Strategy.
INFORMATIVE/S
1. In accordance with the provisions in the Town and Country Planning (Development
Management Procedure) (England) Order 2015 and pursuant to paragraph 38 of the
National Planning Policy Framework, where possible and feasible, either through
discussions, negotiations or in the consideration and assessment of this application
and the accompanying proposals, the council as the local planning authority
endeavoured to work with the applicant/developer in a positive and proactive way to
ensure that the approved development is consistent with the relevant provisions in
the framework.
2. The Borough Council of Wellingborough encourages all contractors to be
'considerate contractors' when working in our district by being aware of the needs of
neighbours and the environment. Prior to the commencement of any site works, it is
good practice to notify neighbouring occupiers of the nature and duration of works to
be undertaken.

Planning Committee
10 June 2020

159 of 191

To limit the potential detriment of construction works on residential amenity, it is
recommended that all works and ancillary operations which are audible at the site
boundary during construction should be carried out only between the following hours:
0800 hours and 1800 hours on Mondays to Fridays and 0800 and 1300 hours on
Saturdays and at no time on Sundays and Bank Holidays.
3. Application must be made to the Highways Regulation Team at
regulations@kierwsp.co.uk prior to carrying out any construction/excavation works
within the public highway.
4. Please note that the photographic images of the signals, bus shelter, road splitter
and tactile paving shown on drawing number 382311-3514-ARP-WBC101-XX-DR-D6001-D0100 Rev P05 were included for information purposes and do not form part of
this permission.

Planning Committee
10 June 2020

160 of 191

BOROUGH COUNCIL OF WELLINGBOROUGH
Planning Committee

10 June 2020

Report of the Principal Planning Manager
Extension of time (if applicable): 12 June 2020
Case Officer Mr Duncan Law

WP/20/00244/CRA

Date received

Date valid

Overall Expiry

Ward

Parish

24 April 2020

24 April 2020

15 May 2020

Wollaston

Wollaston

Applicant DAKS Property Ltd
Agent

Peter Moor

Location Land between and rear 30 to 50 Doddington Road Wollaston
Northamptonshire
Proposal Proposed Industrial/Commercial Building (Use Class B1, B2, B8
including non-hazardous waste transfer, storage, and recycling) and
storage yard

PLANNING HISTORY
Application withdrawn/undetermined
WP/19/00417/FUL
03.12.2019
Proposed industrial/commercial building (use class B1, B2 and
B8), provision for lorry and car parking, a new access and soft
landscaping
Determination pending.
WP/20/00244/CRA
Proposed Industrial/Commercial Building (Use Class B1, B2, B8
including non-hazardous waste transfer, storage, and recycling)
and storage yard

Reason(s) for committee consideration
- This is a waste application and Northamptonshire County Council is the
determining authority. The purpose of this report is to inform members of the
application's existence and allow them the opportunity to send any comments
they may have on the application to the county council

THE SITE AND SURROUNDINGS
The application site is a rectangular 2.46 hectares currently used as a horse paddock
located approximately 1km west of the village of Wollaston. There are horse stables
located at the southern end of the site near to the entrance. The Wollaston Brook forms
the northern and north eastern boundary of the site.
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The application site is accessed off Doddington Road (also known as Hardwater Road)
to the south. Surrounding uses comprise a disused waste management facility to the
south-western corner of the site which closed on the 31 May 2017. Adjacent to the
south eastern corner is an unoccupied residential property, to the east is a depot
associated with Cammack & Wilcox Ltd, further east is the chemical manufacturer
Spectrum Chemicals. To the west are open agricultural fields with the Upper Nene
Valley Gravel Pits Site of Special Scientific Interest (SSSI), Special Protection Area
(SPA) and Ramsar site further west.
APPLICATION PROPOSAL AND BACKGROUND
Northamptonshire County Council are responsible for the determination of minerals and
waste planning applications, and proposals for developments for and by the County
Council developments (Regulation 3 of the Town and Country Planning Regulations
1992) within Northamptonshire. This includes waste (e.g. waste processing facilities).
This application is a county reserved application which is being determined by
Northamptonshire County Council (ref; 20/00017/WASFUL); the Borough Council of
Wellingborough is a consultee to this application.
The proposal is for an Industrial/Commercial Building (Use Class B1, B2, B8 and Sui
Generis) including non-hazardous waste transfer, storage, and recycling) and storage
yard comprising:
- 6,563 m2 Single steel frame building clad in profiled metal coloured dark green to
include for an office area of approx. 355 m2;
- Provision for lorry and car parking;
- Hardstanding/low permeable surfacing for storage and site manoeuvrability;
- Site access; and
- Soft landscaping.
The following documents were received in support of the application:
Planning Supporting Statement
Site Location Plan (JPW1350-LVA-001)
Site Plan (JPW1350-001)
Site Layout (JPW1350-003RevE)
Building Elevations (JPW1350-004RevC)
Landscape Principles Plan (JPW1350-005RevA)
Catchment Area Plan (JPW1350-CATCH-001)
Design and Access Statement
Transport Statement
Landscape and Visual Assessment
Flood Risk Assessment and Drainage Strategy
Ecology Report
Desk Study and Preliminary Risk Assessment (Contaminated Land Study)
Geophysical Survey Report
Air Quality Assessment
Noise Assessment
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NATIONAL GUIDANCE, DEVELOPMENT PLAN POLICY AND SUPPLEMENTARY
PLANNING DOCUMENTS/GUIDANCE
National Planning Policy Framework (NPPF) (19 February 2019)
Planning Practice Guidance (PPG)
National Design Guide (PPG) (September 2019)
Northamptonshire Minerals and Waste Local Plan
Policy 11 (Spatial strategy for waste management)
Policy 12 (Development criteria for waste management facilities (non-inert and
hazardous))
Policy 18 (Addressing the impacts of proposed minerals and waste development
Policy 23 (Layout and design quality)
Policy 26 (Sustainable design and use of resources)
North Northamptonshire Joint Core Strategy -Part 1 of the local plan (JCS)
Policy 1 (Presumption in Favour of Sustainable Development);
Policy 2 (Historic Environment);
Policy 3 (Landscape Character);
Policy 4 (Biodiversity and Geodiversity);
Policy 5 (Water Environment, Resources and Flood Risk Management); Policy 8 (North
Northamptonshire Place Shaping Principles);
Policy 11 (The Network of Urban and Rural Areas);
Policy 22 (Delivering Economic Prosperity);
Policy 23 (Distribution of New Jobs);
Policy 25 (Rural Economic Development and Diversification).
Plan for the Borough of Wellingborough - Part 2 of the local plan (PBW)
Policy E3 (Employment Outside Established Employment Estates)
Wollaston Neighbourhood Plan (WNP)
Policy E1 (Land Adjacent and to the rear of the Recycling Centre, Doddington Road).
Supplementary planning documents/guidance:
Sustainable Design
Biodiversity
Planning Out Crime in Northamptonshire
Parking
SUMMARY OF REPLIES TO CONSULTATIONS/REPRESENTATIONS RECEIVED
1. BCW Environment Protection Officer - contaminated land No objections to make on this application for land contamination.
Advise the following is included in the event that unexpected contamination is
discovered during the works:
In the event that unexpected contamination is found at any time when carrying out the
development hereby approved, it must be reported immediately to the local planning
authority. Development works at the site shall cease and an investigation and risk
assessment undertaken to assess the nature and extent of the unexpected
contamination. A written report of the findings shall be submitted to and approved by
the local planning authority, together with a scheme to remediate, if required, prior to
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further development on site taking place. Only once written approval from the local
planning authority has been given shall development works recommence.
REASON: To ensure that risks from land contamination to the future users of the land
and neighbouring land are minimised in accordance with Policies 6 and 8 of the North
Northamptonshire Joint Core Strategy.
2. BCW Planning Policy This proposal is for a mixed B use industrial building including the potential for nonhazardous waste transfer, storage and recycling with an associated storage yard. The
site is situated within the parish of Wollaston but is located outside the village boundary
as defined in the WNP and is in what should be considered as open countryside for the
purpose of assessment against the policies in the JCS and the WNP.
There are Minerals and Waste policy considerations that need to be taken into account
alongside the planning policies referenced in these comments. This response does not
provide comments on the minerals and waste elements of the scheme however these
policies should also be taken into account in the determination of this application.
Policy 11 of the JCS limits rural development to that required to support a prosperous
rural economy or to meet a locally identified need. To this end Policy 11 states that
Neighbourhood Plans can identify sites within or adjoining villages to help meet a locally
identified need.
As supported by Policy 11 of the JCS, Policy E1 of the WNP allocates the proposal site
for mixed B1/B2/B8 uses. Although not adjoining the defined village boundary the site
has been identified to meet a locally identified need for employment uses in the parish.
A scheme proposing B1/B2/B8 uses on the site could therefore be considered
acceptable in principle in accordance with this allocation in the WNP.
This proposal should however be assessed against the criteria in Policy E1 of the WNP
as to whether it would meet the requirements of the allocation. Policy E1 requires that
proposals for development on the site must:
- Demonstrate that the development will be safe for its lifetime and would not increase
flood risk elsewhere and reduce flood risk overall.
- Not have significant impacts on heritage assets.
- Provide satisfactory measures to improve connectivity for pedestrians and cyclists
between the site and Wollaston.
- Include measures to ensure proposals do not have unacceptable impacts on
highways.
- Include measures to remediate land contamination.
- Not create unacceptable impacts on local amenity for neighbouring properties or
businesses.
- Deliver biodiversity and green infrastructure enhancements.
- Include measures to minimise the visual impact of the development on the
countryside.
- The proposed scheme should be considered against these criteria as to whether it
would be in accordance with this policy.
- There is concern over the proposal for non-hazardous waste transfer uses on the site.
We would question whether these uses would be in conformity with the allocation policy
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above and as such it should be considered as to whether these uses would be in
accordance with an allocation policy for B1/B2 or B8 uses. Consideration should also
be given to the adopted Minerals and Waste policies in relation to these concerns.
Policy 22 of the JCS supports the growth and expansion of high quality employment
sites in order to meet the identified job targets in Policy 23 of the JCS. The proposal
could create an employment site which would be supported by Policy 22 of the JCS in
principle.
Policy 3 of the JCS requires that developments should conserve and where possible
enhance the character and qualities of the local landscape. Given the rural location of
the site the landscape impacts of the scheme should be fully considered. It is noted
that there is a Landscape and Visual Assessment submitted alongside this application
which should be considered as to whether the scheme is justified in landscape terms,
and whether the scheme would therefore be in accordance with Policy 3 of the JCS.
Policy 4 of the JCS requires development to result in a net gain in biodiversity, and that
they protect existing biodiversity assets. Policy E1 of the WNP requires a scheme on
this site to provide biodiversity and green infrastructure enhancements associated with
the Wollaston Brook. The proposal should be considered as to whether these policy
criteria have been met.
Policy 2 of the JCS requires that new development conserve and where possible
enhance heritage assets. The impacts of the proposed scheme on any heritage assets
should therefore be considered as to whether it would be in accordance with this policy.
Policy 8 of the JCS requires development to respond to its local character and context
and not have an unacceptable impact on local amenity. Whilst the scheme would be in
a rural location, it is adjacent to existing built structures and businesses. A
development of the site for industrial uses would not therefore appear entirely
erroneous in character to its surroundings. Attention should be paid to the proposed
design and appearance of the proposed development to assess whether it would have
appropriate regard to its rural character.
In terms of amenity impacts the proposal needs to be assessed as to its impacts on
noise, light, smell, vibration, loss of light or overlooking. It will need to be considered
with reference to the supporting reports submitted alongside this application whether
any amenity impacts of the scheme could be considered unacceptable contrary to
Policy 8 of the JCS.
Policy 8 of the JCS also requires that development is safe and secure having regard to
the secured by design principles to try and design out crime. The proposal should be
assessed as to whether it would meet these requirements and principles.
Finally, Policy 8 of the JCS requires new development to be supported by satisfactory
levels of parking and access. It is noted that no on-site parking is proposed in the
application form. Access would be from Hardwater Lane. Advice should be sought from
NCC highways as to whether there would be unacceptable highway impacts of the
scheme and whether the access to the site would be acceptable for the scale of
development and uses being proposed. The lack of parking should also be considered
as to whether it would be acceptable given the scale and type of development proposed
and the anticipated need for car parking on site.

Planning Committee
10 June 2020

165 of 191

Conclusions
The proposal site is allocated for industrial B1/B2/B8 uses in Policy E1 of the WNP and
as such a proposal for mixed industrial uses could be considered in accordance with
this policy in principle. There is concern that the proposed uses for non-hazardous
substances and waste would not fit into the uses permitted by Policy E1 of the WNP.
The specific details of the scheme should be considered against the criteria in Policy E1
of the WNP to determine if it would meet the requirements expected from the site
allocation, and whether the uses proposed would be acceptable.
The proposal should also be assessed against the criteria in Policies 3, 4, 2, and 8 of
the JCS, particularly in terms of its potential landscape, biodiversity and amenity
impacts.
Consultation responses received by Northamptonshire County Council to
application 20/00017/WASFUL 3. Local Lead Flood Authority Having reviewed the submitted surface water drainage information located within;
1) Flood Risk Assessment and Drainage Strategy ref 18/30829 dated 14 January 2020
prepared by DSA.
We would advise that there is insufficient information available to comment on the
acceptability of the proposed surface water drainage scheme for the proposed
development.
Our information requirements in support of a Full application are outlined in our
document Local Standards and Guidance for Surface Water Drainage in
Northamptonshire document:
https://www.floodtoolkit.com/wp-content/uploads/2017/09/Local-Standards-forpublication-v1.3-September-2017.pdf
With reference to this document, we note that the submitted surface water drainage
information fails on the following grounds:
1) Cover levels for the ACO drainage and storage tank holding contaminated surface
water prior to treatment within the bio-retention system are below the 1 in 100 year
fluvial flood levels. We are concerned that during a 100 year flood contaminated water
will be washed out to the adjacent water course before treatment.
Overcoming our concerns:
Our concerns can be overcome by submitting surface water drainage information which
covers the deficiencies highlighted above and demonstrates that the development will
not increase risk elsewhere and where possible, actively reduces flood risk overall. We
ask to be re-consulted on this requested surface water drainage information. We will
provide you with bespoke comments within 21 days of receiving a formal reconsultation. We cannot support the application until adequate surface water drainage
information has been submitted.
Upon submission of revised surface water drainage information we may deem that the
impacts of surface water drainage have been adequately addressed, pending the
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imposition of any relevant planning conditions. Or we may consider that the nature of
the proposal, drainage solution or information submitted remains insufficient to
overcome our concerns.
Please note that our comments only cover the surface water drainage implications of
the proposed development.
If you are minded to approve the application contrary to any outstanding concerns, I
would be grateful if you could notify us, to give us the opportunity to make further
representations.
In the event that the applicant appeals a refusal of their planning application or nondetermination, we would be prepared to fully support local planning authority and
provide evidence at any public inquiry or informal hearing in relation to surface water
drainage matters.
4. Local Highway Authority Subject to compliance with the following requirements of the local highway authority no
objection is raised to the application on highway safety or capacity grounds.
Observations
Parking accommodation should be provided in accordance with the Northamptonshire
Parking Standards and satisfy Policy 8 of the North Northamptonshire Joint Core
Strategy.
Hardwater Road between Grendon Road and Earls Barton Road, Great Doddington is
subject to a 7.5 tonne weight restriction order. To deter its inadvertent use by vehicles
using the application site the means of access must be designed and constructed to
restrict emerging traffic from turning right when leaving the site.
The vehicular crossing must be otherwise constructed and all highway surfaces
affected by the proposals reinstated in accordance with the specification of the local
highway authority and subject to a suitable licence/agreement under the Highways Act
1980.
It is noted that the tracking diagram for the point of vehicular access indicates that a
maximum sized vehicle occupies a greater part of the access width. To enable
simultaneous use by two vehicles it is suggested that the turning radius between the
site and Doddington Road on the eastern side of the junction should be increased to
12m.
Works to remove, accommodate or protect existing street furniture or features such as
street lighting columns, trees, traffic signs or the apparatus of service providers must be
agreed with the local highway authority or Statutory Undertaker and carried out at the
cost of the applicant.
To prevent loose material being carried onto the public highway the driveway must be
paved with a hard bound surface for a minimum of 5m in rear of the highway boundary
or the gateway position whichever is greatest.
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As appropriate a positive means of drainage must be installed to ensure that surface
water from the driveway does not discharge onto the highway.
Any gates at the point of access to the site must be hung to open inwards away from
the public highway and be set back sufficiently to permit the maximum sized vehicle
likely to visit the site to stand clear of the public highway whilst the gate is operated.
Vehicle to vehicle visibility of 4.5 x 160m must be provided and maintained at the site
junction with Doddington Road.
Please ensure that the applicant is made fully aware of their responsibilities in respect
of Public Footpath TV2 which passes within the proposed development site as follows:With respect to construction works to be carried out in close proximity to and using
Public Rights of Way as access, please note the following standard requirements:
The routes must be kept clear, unobstructed, safe for users, and no structures or
material placed on the right of way at all times, it is an offence to obstruct the highway
under Section 137 HA 1980.
There must be no interference or damage to the surface of the right of way as a result
of the construction. Any damage to the surface of the path must be made good by the
applicant, specifications for any repair or surfacing work must be approved by the Area
Rights of Way Officer, (as per Section 131 HA1980).
If as a result of the development, ie the safety of the public cannot be guaranteed, the
Right of Way needs to be closed, and a Temporary Traffic Regulation Order would
become necessary.
Any new path furniture such as a gate can only be authorised if needed for the ingress
or egress of livestock (Section 147 Highways Act 1980) and needs to be approved in
advance with the Area Rights of Way Officer, standard examples can be provided.
Conditions:
Prior to the commencement of works affecting any existing public right of way full
details of any enhancement, improvement, diversion or closure shall be submitted to
and gain the approval of the local planning authority.
Notes:
1. No works affecting any existing public right of way may commence without the
express written permission of the local highway authority's Rights of Way or Definitive
Map Teams.
2. The developer is reminded to apply to the local planning authority for any proposed
permanent diversion of a right of way under Section 257 of the Town and Country
Planning Act 1990 required to facilitate the development. The alternative route for such
a diversion must be agreed with the local highway authority's Area Rights of Way
Officer and be available for public use prior to the closure of any existing route.
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Northamptonshire County Council is available and preferably required for the
involvement, guidance and consultation at all stages of the diversion orders as
necessary.
5. Natural England No Objection. Based on the plans submitted, Natural England considers that the
proposed development will not have significant adverse impacts on statutorily protected
nature conservation sites or landscapes.
6. Environment Agency In the absence of an acceptable flood risk assessment (FRA) we object to this
application and recommend that planning permission is refused.
Reason: The submitted FRA does not comply with the requirements for site-specific
flood risk assessments, as set out in paragraphs 30 to 32 of the Flood Risk and Coastal
Change section of the planning practice guidance. The FRA does not therefore
adequately assess the flood risks posed by the development. In particular, the FRA
fails to consider how a range of flooding events (including extreme events) will affect
people and property.
The applicant should include the modelled flood levels in the FRA, and make it clear
how close the development is from the nearby watercourse. We would require an 8
metre maintenance strip to allow for weed cutting or any machinery which may be
required. If fencing is to be installed along this 8 metre strip it should be demountable.
In addition, the planting of new infill hedging is of concern as it would further restrict our
access
Overcoming our objection
To overcome our objection, the applicant should submit a revised FRA which addresses
the points highlighted above. If this cannot be achieved, we are likely to maintain our
objection. Please consult us on any revised FRA submitted and we will respond within
21 days of receiving it.
If you are minded to approve the application contrary to our objection, please contact us
to explain why material considerations outweigh our objection. This will allow us to
make further representations. Should our objection be removed, it is likely we will
recommend the inclusion of a condition on any subsequent approval.
7. Wollaston Parish Council Comments received for WP/20/00244/CRA and 20/00017/WASFUL.
Wollaston Parish Council opposes the development of a waste recycling business on
land at 30 to 50 Doddington Road, Wollaston. These are summarised as being:
It is the view of the WPC that the site is unsuitable for a waste recycling business and
would also question there being a local need. Policy E1 of the WNHP does allocate this
land for employment purposed but not a waste recycling business as neighbourhood
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plans cannot include policies for waste.
The site is no allocated for minerals and waste development within the NMW Local
Plan.
The application is vague as to the actual end use and who will operate the site, until full
processing details are know it is impossible to asses the ecological impact.
Much of the site is on flood zone 2 or 3; development impinges on the flood plain.
WPC opposes that the suggested traffic movement is insignificant and highlight road
constraints including the presence of 2 single track bridges along Doddington Road, a
busy link road that will likely be damaged by the proposed development.
ASSESSMENT AND REASONED JUSTIFICATION
The proposal raises the following main issues:
- conformity with the development plan, especially in relation to the (loss of employment
site, loss of community facilities, inappropriate development in the open countryside
etc.) and material considerations;
- design, layout and the effect on the character and appearance of the surrounding
area;
- effect on archaeology;
- effect on landscape visual amenity;
- effect on flood risk and surface water drainage;
- effect on noise;
- noise on air quality;
- effect on biodiversity;
- effect on the Upper Nene Valley Special Protections Area;
- living conditions of the neighbouring occupiers and the future occupiers of the
development;
- effect/impact on highway safety in relation to the proposed access arrangement and
parking provision;
- contamination;
- crime and disorder.
Conformity with the development plan and material considerations
Section 38(6) of the Planning and Compulsory Purchase Act 2004 states that "If regard
is to be had to the development plan for the purposes of any determination to be made
under the Planning Acts, the determination must be made in accordance with the
development plan unless material considerations indicate otherwise."
Policy 1 of the JCS is clear that when considering development proposals, the local
planning authority will take a positive approach that reflects the presumption in favour of
sustainable development as set out within the revised NPPF.
The application site is located outside of any adopted town or village boundary as
defined by the proposals map and the Wollaston Neighbourhood Plan so therefore is
considered as open countryside. As such, Policy 11 of the JCS is triggered that limits
rural development to that required to support a prosperous rural economy or to meet a
locally identified need. Policy 11 states that Neighbourhood Plans can identify sites
within or adjoining villages to help meet a locally identified need. The WNP outlines
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that 'the NPPF indicates that planning policies should support economic growth whilst
the Local Plan provides for the majority of economic activity to be directed to the urban
areas, including the town of Wellingborough. Within Wollaston provision should be
focused on local needs. Whilst Wollaston will remain heavily dependent on nearby
towns for jobs, the provision of employment opportunities that reflect the village
character can help to reduce both the need to travel to work and the decline in rural
employment'.
Policy E1of the WNP identifies the land adjacent and to the rear of the Recycling
Centre, Doddington Road as an employment opportunity and allocates the proposed
site for mixed B1/B2/B8 uses to meet a locally identified need for employment uses in
the parish and sets the criteria against which development is to be assessed.
Policy E1 requires that proposals for development on the site must meet the following
criteria to be assessed further in this report:
Demonstrate that the development will be safe for its lifetime and would not increase
flood risk elsewhere and reduce flood risk overall.
Not have significant impacts on heritage assets.
Provide satisfactory measures to improve connectivity for pedestrians and cyclists
between the site and Wollaston.
Include measures to ensure proposals do not have unacceptable impacts on highways.
Include measures to remediate land contamination.
Not create unacceptable impacts on local amenity for neighbouring properties or
businesses.
Deliver biodiversity and green infrastructure enhancements.
Include measures to minimise the visual impact of the development on the countryside.
Policy 11 of the Northamptonshire Minerals and Waste Local Plan sets out NCC's
Spatial strategy for waste management in Northamptonshire and states that facilities in
rural areas should, where possible, be associated with existing rural employment uses.
As there are adjacent existing employment sites the application is compliant in this
regard.
Proposed use
The application form at question 5 - Description of the Proposal states the application
is for 'use class B1, B2, B8 and Sui Generis' and at question 20 - Industrial or
Commercial Processes and Machinery states that 'the building will be used for sorting,
bailing and shredding of waste paper and metal together with processing of waste
plastic into pellets and flakes'.
BCW's Planning Policy officers have questioned if the proposed use of non-hazardous
waste transfer would be in conformity with the allocation policy of B1/B2 or B8 uses.
When making an application for waste development, an applicant should consider
carefully which of the following classes is most appropriate:
industrial B1(c)
general industrial development (B2)
storage or distribution development (B8)
other, for example, development which does not fall into other use classes (sui generis
use)
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In the submitted supporting Planning Statement it states;
'An end user has not yet been found but discussions are underway with a developer
and it is envisaged, at the current time, that the building will be used for the sorting,
bailing and processing of waste paper and metal and processing of waste plastic into
pellets or flakes to make a finished product. As the proposed end user is not confirmed
the exact process cannot be detailed but will fall within the B2 use class and will be
appropriately conditioned and monitored in terms of any potential impact to amenity'.
Despite stating the use will fall in the B2 use class, the inclusion of a sui generis use
within the description results in the application being contrary to the allocated use and
therefore represents a departure form the adopted development plan, specifically Policy
E1of the Wollaston Neighbourhood Plan that allocates the proposed site for mixed
B1/B2/B8 with no sui generis use.
The application form at question five indicates that pre-application advice has been
sought from the council. The NPPF from paragraph 41 extols the virtues of applicants
engaging in pre application discussion with the council to resolve any issues that may
arise to help applicants avoid any unnecessary delays and costs.
Design, layout and the effect on the character and appearance of the surrounding
area
JCS at policy 8 (d) (i) and (ii) describes the principles that proposed development must
take into account with regards to its effect on the character and appearance of an area.
This is reinforced through policies 18 and 23 of the Northamptonshire Minerals and
Waste Local Plan
The government at paragraph 127 (a) - (d) of the revised NPPF attach great importance
to the design of built development. It goes on to advise that planning decisions should
ensure that development will function well and add quality of the overall area; not just
for the short term but over the life time of a development; are visually attractive as a
result of good architecture, layout and appropriate and effective landscaping; are
sympathetic to local character and history, including the built environment and
landscape setting, while not discouraging appropriate innovation and change; establish
or maintain a strong sense of place, using the arrangements of streets, space, building
types and materials to create attractive, welcoming and distinctive places to live, work
and visit.
The application is for a 6,563 m2 Single steel frame building to be clad in dark green
profiled metal. There are neighbouring industrial units to the east of the site and the
building is viewed in this context as a continuation of the existing building line, albeit
separated by landscaping. The northern, eastern and western boundaries of the site
are bound by trees and vegetation. Part of the eastern boundary closest to Doddington
Road is bound by the flank elevation of a former brick office building. There is a
vehicular access crossing onto the site from Doddington Road.
The main development will be a rectangular building on a roughly north south axis
presenting a front gable to Doddington Road. It's simplistic and agricultural appearance
is considered appropriate to the edge of settlement location and therefore in
accordance with the above quoted policies.
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Effect on landscape visual amenity
Policy 3 (a), (b) and (e) of the JCS states 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.
Policy E1 requires that proposals for development on the site must deliver biodiversity
and green infrastructure enhancements and include measures to minimise the visual
impact of the development on the countryside.
In policy terms, the application site is located within open countryside. A Landscape
and visual assessment (LVIA) was submitted in support of the application and
mitigation measures have been proposed to ensure that any impacts are acceptable.
A new ecological corridor is proposed as a result of the re-instating the line of the Public
Right of Way along the western boundary, including new infill planting of native trees
and hedgerows where there are gaps in the existing field boundary vegetation, in order
to create a robust boundary with the open countryside to the west. The root protection
areas of the existing trees will not be encroached upon. The Planning Statement
highlights that the low-lying topography of the site when combined with the retention
and proposed enhancement of the boundary trees and hedgerow features will result in
minimal impact on the surrounding landscape in accordance with the above policies.
Effect on archaeology
JCS policy 2 (d) requires that where proposals would result in the unavoidable and
justifiable loss of archaeological remains, provision should be made for recording and
the production of a suitable archive and report.
With regards the revised NPPF, section 16 sets out government advice on conserving
and enhancing the historic environment and in particular paragraph 189 advises that,
where appropriate, when determining an application which could affect a heritage asset
with archaeological interest the council should, where appropriate, require developers
to submit a field evaluation. Policy E1 requires that proposals for development on the
site must not have significant impacts on heritage assets
The submitted Archaeology Survey did not identify any anomalies of archaeological
interest and that evidence of former ridge and furrow and an old footpath have been
mapped. No objections are raised in this regard.
Effect on flood risk and drainage
The JCS at policy 5 sets out a raft of sub policies aimed at preventing or reducing flood
risk. Policy E1 of the WNP requires that proposals for development on the site must
demonstrate that the development will be safe for its lifetime and would not increase
flood risk elsewhere and reduce flood risk overall.
The revised NPPF at chapter 14 sets out government views on how the planning
system should take into account the risks caused by flooding. The planning practice
guidance under the chapter titled 'flood risk and climate change' gives detailed advice
on how planning can take account of the risks associated with flooding in the
application process.
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The Environment Agency and the Lead Local Flood Authority provided consultation
responses to the NCC application ref: 20/00017/WASFUL and both raised objections
due to the absence of an acceptable flood risk assessment (FRA) and recommended
that planning permission is refused.
The submitted FRA was considered to not adequately assess the flood risks posed by
the development. In particular, the FRA fails to consider how a range of flooding events
(including extreme events) will affect people and property. As a consequence the
scheme as submitted is contrary policy 5 of the JCS and E1 of the WNP.
Effect on noise
To ensure quality of life and safer and healthier communities the JCS at policy 8 (e) (ii)
states that new development should be prevented from contributing to or being
adversely affected by unacceptable levels of noise.
Chapter 15 of the revised NPPF gives advice on how local planning authorities should
prevent new development from being adversely affected by unacceptable levels of
noise pollution. The NPPF further advises that decisions should aim to avoid noise from
giving rise to significant adverse impacts on health and quality of life as a result of new
development.
The council's environmental protection officer has not identified noise emanating from
the development once constructed as an area of concern.
It should be identified that the council's environmental protection service has powers to
deal with any unacceptable noise the development may create as necessary under the
provisions of the Environmental Protection Act 1990.
The council's environmental protection service has powers to deal with any
unacceptable noise caused by building works as necessary under the provisions of the
Environmental Protection Act 1990 and it has published a leaflet entitled 'considerate
contractor advice note'.
Effect on air quality
The JCS at policy 8 amongst other things requires development not to result in an
unacceptable impact on neighbours by reason of pollution.
To ensure quality of life and safer and healthier communities the JCS at policy 8 (e) (i)
requires development not to have an unacceptable impact on amenities by reason of
pollution, whilst 8 (e) (ii) goes further by stating that both new and existing development
should be prevented from contributing to or being adversely affected by unacceptable
levels of air pollution.
Chapter 15 of the revised NPPF offers broad advice on how local planning authorities
should prevent both existing and new development from being adversely affected by
unacceptable levels of air pollution.
An Air Quality Assessment was submitted in support of the application that considered
dust effects during the construction phase and air quality impacts during the operational
phase. This report concluded that there are no conflicts with national or local policy
with regard to air quality impacts. The council's environmental health team has not
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identified noise emanating from the development once constructed as an area of
concern.
As the proposed development includes the provision for vehicle parking. A key theme
of the revised NPPF is that developments should enable future occupiers to make
"green" vehicle choices and paragraph 105 (e) "incorporate facilities for charging plug-in
and other ultra-low emission vehicles". Policy 15 (c) of the JCS seeks for the design of
development to give priority to sustainable means of transport including measures to
contribute towards meeting the modal shift targets in the Northamptonshire
Transportation Plan.
Effect on biodiversity
Paragraph 40 of the Natural Environment and Rural Communities Act, under the
heading of 'duty to conserve biodiversity' states "every public authority must, in
exercising its functions, have regard, so far as is consistent with the proper exercise of
those functions, to the purpose of conserving biodiversity".
The JCS at policy 4 - biodiversity and geodiversity, sets out policy requirements for the
protection and where possible, a net gain in biodiversity.
Policy E1 requires that proposals for development on the site must deliver biodiversity
and green infrastructure enhancements and include measures to minimise the visual
impact of the development on the countryside.
The revised NPPF at chapter 15 'conserving and enhancing the natural environment'
sets out government views on minimising the impacts on biodiversity, providing net
gains where possible and contributing to halt the overall decline in biodiversity.
Natural England were consulted on application 20/00017/WASFUL that concluded
based on the plans submitted, Natural England considers that the proposed
development will not have significant adverse impacts on statutorily protected nature
conservation sites or landscapes.
Effect/impact on the living conditions of the neighbouring occupiers and the
future occupiers of the development
The JCS at policy 8 (e) (i) details policy relating to the protection of amenity of
neighbouring occupiers. At paragraph 127 of the revised NPPF the government
requires new development to provide 'a high standard of amenity for all existing and
future users.
There is a vacant residential unit directly to the south of the site however these have
been empty for some time but could be occupied at any point. Notwithstanding this
there are existing industrial units in the immediate locale and the plot adjacent to site
has a lawful use as a recycling centre. As a consequence it is considered on balance
that due to the dereliction of this unit and existing surrounding uses, the potential for
adverse amenity impacts on the residential unit shouldn't be a determining factor in this
application.
Effect/Impact on highway safety in relation to (the proposed access arrangement
and parking provision)
JCS policy 8 (b) (i) gives a number of requirements that new development should
achieve with regards to highway, pedestrian and other sustainable transport matters.
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JCS policy 8 (b) (ii) seeks to ensure a satisfactory means of access and provision for
parking, servicing and manoeuvring in accordance with adopted standards.
Policy E1 of the WNP requires the development of the site to provide satisfactory
measures to improve connectivity for pedestrians and cyclists between the site and
Wollaston and include measures to ensure proposals do not have unacceptable
impacts on highways.
It is noted that Wollaston Parish Council has raised concerns over the suitability of
Doddington Road for the proposed development.
The Transport Statement submitted in support of the application concluded that the site
has appropriate accessibility and that the proposed development has satisfactory
access arrangements that can be accommodated without detriment to the existing
safety or operation of the local highway network.
Northamptonshire County Council provided a consultation response to
20/00017/WASFUL that concluded there are no objections to the proposal with regard
to highways matters subject to the standard requirements of suitable surface materials,
visibility spays, gate details and drainage.
Contamination
The JCS at policy 6 says that local planning authorities will seek to maximise the
delivery of development through the re-use of suitable previously developed land within
the urban areas. Where development is intended on a site known or suspected of
being contaminated a remediation strategy will be required to manage the
contamination. The policy goes on to inform that planning permission will be granted
where it can be established that the site can safely and viably be developed with no
significant impact on either future users of the development or on ground surface and
waters.
Policy E1 of the WNP requires that proposals for development on the site must include
measures to remediate land contamination.
The revised NPPF at paragraphs 178 and 179 sets out policies on development
involving contaminated land. The planning practice guidance also offers detailed
government advice on this topic.
It is recommended that a condition requiring the assessment of ground conditions to
determine the likelihood of contamination be applied to any grant of planning
permission for this site. As such, relevant conditions are recommended and subject to
these being attached to any subsequent planning consent, the development proposals
are considered acceptable in this regard.
Crime and disorder
Section 17 of the Crime and Disorder Act 1998 details the need for the council to do all
that it reasonably can to prevent, crime and disorder in its area.
The JCS at policy 8 (e) (iv) sets out the policy requirement for new development to seek
to design out crime and disorder and reduce the fear of crime. The adopted designing
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out crime supplementary planning guidance gives detailed advice this issue.
The revised NPPF at paragraph 127 (f) state that decisions should aim to ensure that
developments create safe, inclusive and accessible environments which promote
health and wellbeing with a high standard of amenity for existing and future users and
where crime and disorder, and the fear of crime, do not undermine quality of life or
community cohesion and resilience.
The proposed layout has been carefully designed in line with the Industrial and
Commercial Development section of the Planning Out Crime SPG. The design
encompasses the following key principles:
Secure perimeter boundary and only one entry point.
24/7 operation and CCTV surveillance over key areas.
Planting of shrubs along vulnerable boundaries to deter unlawful access.
Parking located close to the main entrance.
Use of 2.4m high weld mesh security fencing on appropriate boundaries.
CONCLUSION
The proposed development would be in conflict with adopted policy in the form of Policy
E1 Wollaston Neighbourhood Plan with regard to the allocated land use. In addition the
submitted Flood Risk Assessment and surface water drainage scheme are not
considered suitable by the Local Lead Flood Authority and The Environment Agency; as
such the proposal is in conflict with contrary policy 5 of the JCS and E1 of the Wollaston
Neighbourhood Plan.
RECOMMENDATION
An objection is raised to the proposed development due to a conflict with adopted
planning policy.
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Report of the Principal Planning Manager
Extension of time (if applicable): 12 June 2020
Case Officer Mr Chris Law
Date received

Date valid

3 February 2020 3 February 2020

WP/20/00068/FUL
Overall Expiry

Ward

Parish

30 March 2020

Earls Barton

Earls Barton

Applicant C Osili
Agent

Mr M Leeder

Location Land rear of 117 Doddington Road Earls Barton Northampton
Northamptonshire
Proposal Erection of a one and a half storey three bed dwelling

PLANNING HISTORY
Approved with conditions
WP/15/00221/FUL
27.05.2015
Erection of a new detached garage
Determination pending.
WP/20/00068/FUL
Erection of a one and a half storey three bed dwelling
Approved with conditions
WP/2012/0509
19.12.2012
Proposed new dwelling
Approved with conditions
BW/1979/0599
15.08.1979
Temporary siting of residential caravan (To expire 31/08/1980)
Approved with conditions
BW/1980/0993
05.12.1980
Erection of front boundary wall
Approved with conditions
BW/1979/0202
17.05.1979
Dwellinghouse
Application withdrawn/undetermined
BW/1978/0810
09.02.1979
Detached house and garage with additional garages and
swimming pool at rear
Approved with conditions
BW/1976/0449
19.08.1976
1 house and 2 bungalows with access road
Approved with conditions
BW/1976/0448
20.10.1976
Proposed bungalow, garage and access road
Non determination
BW/1976/0203
07.06.1976
Proposed residential development
Refused
WR/1968/0214
08.01.1968
Housing site
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Reason(s) for committee consideration
- The parish council objects to the application and officers are recommending
approval

THE SITE AND SURROUNDINGS
The application site is located in the village of Earls Barton which is to the south west of
Wellingborough. The site itself is positioned on the northern side of Doddington Road
and consists of the existing driveway to number 117 Doddington Road (the host
property) and the rear part of the host property's rear garden which raises up towards
the rear. The host property is a large two storey detached house which has been
extended at the rear. To the front of the host property is a double detached garage.
The driveway extends down the side of the host property on its eastern side into the
rear garden.
The site has boundaries with numbers 107, 115, 117 (the host property) and 121
Doddington Road as well as numbers 5 and 6 Woodlands Grange. Planning permission
was granted in 2018 for a detached house in the rear garden of the adjacent property at
115 Doddington Road (WP/17/00748/FUL); the ground works for this house have been
completed.
APPLICATION PROPOSAL AND BACKGROUND
The application seeks approval for the subdivision of the site and the construction of a
1.5 storey 3 bedroomed detached house within the rear garden of the host property.
The proposed new property would share the existing access from the highway with the
host property which will be modified to meet the local highway authority's specification.
The new dwelling is proposed to be 14.1m wide and 13.3m deep at its deepest point.
The ground floor consists of a hallway, lounge/gym, snug, kitchen/diner, utility, WC and
integral single garage. The first floor consists of a master suite with dressing room, two
further bedrooms, a bathroom galleried landing. Associated gardens and parking areas
are also shown on the plans.
The new property is positioned to the rear of the host property with a distance of 20m
from the front wall of the new property and the rearmost wall of the extension to the
host property.
The planning history shows that permission was granted in 2012 for a 4 bedroomed 1.5
storey detached house with attached garage on the site (ref. WP/2012/0509/F) which is
similar to this proposal. This permission lapsed in 2015.
NATIONAL GUIDANCE, DEVELOPMENT PLAN POLICY AND SUPPLEMENTARY
PLANNING DOCUMENTS/GUIDANCE
National Planning Policy Framework (NPPF) (19 February 2019)
Planning Practice Guidance (PPG)
National Design Guide (PPG) (September 2019)

Planning Committee
10 June 2020

179 of 191

North Northamptonshire Joint Core Strategy - Part 1 of the local plan (JCS)
Policies:
1 (presumption in favour of sustainable development)
4 (biodiversity and geodiversity)
8 (North Northamptonshire place shaping principles)
9 (sustainable buildings and allowable solutions)
11 (network of urban and rural areas)
28 (housing requirements and strategic opportunities)
29 (distribution of new homes)
30 (housing mix and tenure)
Plan for the Borough of Wellingborough - Part 2 of the local plan (PBW)
Policies:
SS1 (villages)
Neighbourhood plans:
Earls Barton Neighbourhood Plan:
Policies:
EB.GD1 (residential infill sites)
EB.D1 (design, layout, building techniques)
Supplementary planning documents/guidance:
Sustainable Design
Biodiversity
Upper Nene Valley Special Protection Area
Planning Out Crime in Northamptonshire
Parking
SUMMARY OF REPLIES TO CONSULTATIONS/REPRESENTATIONS RECEIVED
1. Environmental Protection Officer - no comments or objections to make on this
application in relation to land contamination.
2. NCC Highways - cannot support the application presently and require further
information to fully assess the proposals. A list of the local highway authority's standard
requirements for this type of development have been provided.
3. Natural England - advises that it is a matter for your Authority to decide whether an
appropriate assessment of this proposal is necessary in light of this ruling. In
accordance with the Conservation of Habitats & Species Regulations 2017, Natural
England must be consulted on any appropriate assessment your Authority may decide
to make. Natural England and your Authority are in agreement that appropriate
assessments for planning applications of less than 10 dwellings within the 3km buffer
do not require Natural England consultation. For these applications Natural England's
standard framework advice as detailed within this letter applies.
The standard wording is provided.
4. NCC Archaeological Advisor - no comments to make on the proposals
5. Earls Barton Parish Council - object to the application. The parish council would
like to request a site viewing on this application based on loss of privacy to
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neighbouring properties, overdevelopment of the site, not in-keeping with surrounding
properties and highway issues.
Officer note: due to COVID-19 restrictions no site viewings are currently taking place.
The parish council have been made aware of this.
6. Neighbours - four neighbours in the vicinity of the site have responded to the
consultation. One neighbour supports the application and does not raise any
objections. Two object to the application and their comments can be summarised as
follows:
- Proposed dwelling's size and height will impact neighbouring properties
- First floor windows would potentially overlook neighbouring properties
- A bungalow would be more appropriate on this site
- Proposal will directly overlook our currently private gardens
- 1st floor has floor to ceiling windows and Juliet balconies to rear elevation which
could cause overlooking
- The plans show indicative trees on the boundary creating a screen but this is not the
reality
- The design shows generally black materials being used which is not in keeping with
any of the surrounding buildings.
The fourth neighbour has provided comments which relate to issues regarding the
boundaries and trees on the boundaries with their property.
Officer response: the applicant has signed and submitted Certificate A as part of this
application. This states that the application site is within their ownership. The applicant
has confirmed the extent of their ownership again and gives some background and
history to the issues raised by the objector. However, boundary disputes are civil
matters and are outside of the scope of planning legislation.
7. Landscape Officer - the site is close to TPO trees however the proposed
development is not close enough to affect them.
ASSESSMENT AND REASONED JUSTIFICATION
The proposal raises the following main issues:
- conformity with the development plan and material considerations;
- design, layout and the effect on the character and appearance of the surrounding
area;
- sustainability;
- effect on noise:
- effect on air quality;
- effect on the Upper Nene Valley Special Protections Area;
- compliance with national space standards and national accessibility standards;
- effect/impact on the living conditions of the neighbouring occupiers and the future
occupiers of the development;
- effect/impact on highway safety in relation to the proposed access arrangement and
parking provision.
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Conformity with the development plan and material considerations
Section 38(6) of the Planning and Compulsory Purchase Act 2004 states that "If regard
is to be had to the development plan for the purposes of any determination to be made
under the Planning Acts, the determination must be made in accordance with the
development plan unless material considerations indicate otherwise."
Policy 1 of the JCS is clear that when considering development proposals, the local
planning authority will take a positive approach that reflects the presumption in favour of
sustainable development as set out within the revised NPPF.
Policy 11 of the JCS allows for small scale development on suitable sites within
villages, where this would not materially harm the character of the settlement and
residential amenity, or exceed the capacity of local infrastructure and services.
Policy EB.GD1 of the Earls Barton Neighbourhood Plan echoes this by permitting
residential development on infill sites within the village boundary, including
redevelopments, where all of the following criteria are met (as appropriate to the
scheme):
- it is of a scale, massing, density and design in keeping with the local character of
neighbouring buildings and the village generally;
- it does not result in an unacceptable loss of amenity for neighbouring uses through
loss of privacy, loss of daylight or visual intrusion;
- the traffic generation and parking impact created by the proposal does not result in an
unacceptable direct or cumulative impact on congestion or road and pedestrian safety;
- where a Design and Access Statement is required in support of the application, it can
be demonstrated that the proposal meets the criteria set out in the North
Northamptonshire Sustainable Design SPD checklist;
- it provides a beneficial net contribution, through the provision of a mix of dwelling
types and sizes, towards meeting both the market and affordable housing needs of
current and future households in Earls Barton in accordance with the needs identified
by the most up to date published Strategic Housing Market Assessment or Housing
Needs Survey;
- it provides an on-site proportion of affordable housing, or an off-site contribution, in
line with other policies of the development plan where this is practical or financially
viable
The application site lies within the village boundary as defined in the Earls Barton
Neighbourhood Plan and as such the principle of residential development in this
location is therefore broadly acceptable. The proposal would also need to be
considered against other relevant development plan policies and the relevant criteria in
Policy EB.GD1 are also considered within the following sections of this report.
In addition to the specific NPPF requirements set out above, paragraph 128 states that
'applicants will be expected to work closely with those affected by their proposals to
evolve designs that take account of the views of the community. Applications that can
demonstrate early, proactive and effective engagement with the community should be
looked on more favourably'.
The application form at question five indicates that no pre-application advice or
assistance has been sought from the council. The NPPF from paragraph 41 extols the
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virtues of applicants engaging in pre application discussion with the council to resolve
any issues that may arise to help applicants avoid any unnecessary delays and costs.
Design, layout and the effect on the character and appearance of the surrounding
area
JCS at policy 8 (d) (i) and (ii) describes the principles that proposed development must
take into account with regards to its effect on the character and appearance of an area.
The government at paragraph 127 (a) - (d) of the revised NPPF attach great importance
to the design of built development. It goes on to advise that planning decisions should
ensure that development will function well and add quality of the overall area; not just
for the short term but over the life time of a development; are visually attractive as a
result of good architecture, layout and appropriate and effective landscaping; are
sympathetic to local character and history, including the built environment and
landscape setting, while not discouraging appropriate innovation and change; establish
or maintain a strong sense of place, using the arrangements of streets, space, building
types and materials to create attractive, welcoming and distinctive places to live, work
and visit.
The National Design Guide, illustrates how well-designed places that are beautiful,
enduring and successful can be achieved in practice. It forms part of the Government's
collection of planning practice guidance and should be read alongside the separate
planning practice guidance on design process and tools.
The proposed new dwelling would be a large 1.5 storey detached dwelling situated in
the current rear garden of the host property at number 117 Doddington Road. The front
wall of the property would be positioned over 60m from the highway behind the host
property and as such will not be easily visible within the street scene.
There are a number of properties in the immediate vicinity that have been granted
planning permission over time to subdivide their plots for new dwellings. It is not
considered that the addition of a new property in this position would be at odds with the
character of the area.
This area is made up of a range of different styles and sizes of property and there is no
one predominant style of property which could be considered to be reflective of the
character of the area. The property proposed is a 1.5 storey detached dwelling; the
host property is not dissimilar in that the first floor is set party within the roof space with
pitched roof dormer windows.
The dwelling is proposed to be constructed in brick with vertical black stained timber
cladding, black roof tiles and black aluminium windows and doors. These materials are
unusual when compared to the surrounding properties however due to the positioning
of the proposed new dwelling it is not considered that these would be unacceptable due
to the lack of visibility of the property within the street scene. It is recommended that a
condition requiring the submission of materials samples is attached to any permission
granted to ensure that the external facing materials are acceptable.
The submitted plans show that the trees within the site itself, including the conifer
hedging to the eastern boundary are to be retained which will help to minimise the
impact of the development and retain the existing landscape features. There are also a
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number of trees in the gardens of the neighbouring properties which are close to the
site boundary; this also helps to reduce the impact of the development for the
neighbouring properties. A condition relating to the protection of the hedging should be
added to any permission to ensure that they are not damaged during the construction.
Earls Barton Parish Council have raised issues and two neighbours have objected to
the proposal in terms of it impact on the character and appearance of the area. These
issues are noted however for the reasons stated above it is not considered that the
proposed scheme would have an unacceptable impact on the character and
appearance of the area.
Overall, the impact on the character and appearance of the area is considered to be
acceptable and in accordance with Policy 8 (d) (i) and (ii) of the JCS and Policy
EB.GD1 of the Earls Barton Neighbourhood Plan.
Sustainability
Policy 9 of the JCS is clear that development should incorporate measures to ensure
high standards of resource and energy efficiency and reduction in carbon emissions.
All residential development should incorporate measures to limit use to no more than
105 litres/person/day and external water use of no more than 5 litres/person/day or
alternative national standard applying to areas of water stress. To ensure compliance
with this policy, a planning condition is recommended.
Subject to the imposition of a condition in relation to water use the proposal is
considered to be in accordance with Policy 9 of the JCS.
Effect on noise
To ensure quality of life and safer and healthier communities the JCS at policy 8 (e) (ii)
states that new development should be prevented from contributing to or being
adversely affected by unacceptable levels of noise.
Chapter 15 of the revised NPPF gives advice on how local planning authorities should
prevent new development from being adversely affected by unacceptable levels of
noise pollution. The NPPF further advises that decisions should aim to avoid noise
from giving rise to significant adverse impacts on health and quality of life as a result of
new development.
The PPG offers detailed advice on Noise which was updated on 24 December 2014.
It should be identified that the council's environmental protection service has powers to
deal with any unacceptable noise the development may create as necessary under the
provisions of the Environmental Protection Act 1990.
The council's environmental protection service has powers to deal with any
unacceptable noise caused by building works as necessary under the provisions of the
Environmental Protection Act 1990 and it has published a leaflet entitled 'considerate
contractor advice note'.
No neighbour objections have been received in relation to the impact of noise from the
development.
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The proposal is therefore considered to comply with Policy 8 (e) (ii) of the JCS.
Effect on air quality
The JCS at policy 8 amongst other things, requires development not to result in an
unacceptable impact on neighbours by reason of pollution.
To ensure quality of life and safer and healthier communities the JCS at policy 8 (e) (i)
requires development not to have an unacceptable impact on amenities by reason of
pollution, whilst 8 (e) (ii) goes further by stating that both new and existing development
should be prevented from contributing to or being adversely affected by unacceptable
levels of air pollution.
Chapter 15 of the revised NPPF offers broad advice on how local planning authorities
should prevent both existing and new development from being adversely affected by
unacceptable levels of air pollution.
The PPG at paragraph 001 of the air quality section dated 6 March 2014 states that 'It is
important that the potential impact of new development on air quality is taken into
account in planning where the national assessment indicates that relevant limits have
been exceeded or are near the limit'. The guidance goes on to explain the implications
for local authorities if national objectives are not met which this will include measures in
pursuit of the objectives which could have implications for planning. The PPG at
paragraph 009 demonstrates how considerations about air quality fit into the
development management process.
The East Midlands region is looking to minimise the cumulative impact on local air
quality that ongoing development has rather than looking at significance.
As the proposed development includes the provision for vehicle parking. A key theme
of the revised NPPF is that developments should enable future occupiers to make
"green" vehicle choices and paragraph 105 (e) "incorporate facilities for charging plug-in
and other ultra-low emission vehicles". Policy 15 (c) of the JCS seeks for the design of
development to give priority to sustainable means of transport including measures to
contribute towards meeting the modal shift targets in the Northamptonshire
Transportation Plan.
Informatives should be added to any permission seeking any gas fired boilers to meet a
minimum standard of 40 mgNOx/Kwh and to prepare for the increased demand for
electric vehicles in future years appropriate infrastructure for electric vehicle charging
points should be included within the development.
The proposal would therefore comply with Policies 8 (e) (i) and (ii) and 15 (c) of the
JCS.
Effect on the Upper Nene Valley Special Protection Area
The Upper Nene Valley Gravel Pits Special Protection Area (SPA)/Ramsar site is
legally protected by the Conservation of Habitats and Species Regulations 2010 (the
'Habitats Regulations').
Policy 4 of the JCS on biodiversity and geodiversity states that developments likely to
have an adverse effect either alone or in-combination on the Upper Nene Valley Gravel
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Pits Special Protection Area must satisfy the requirements of the Habitat Regulations
and avoid or mitigate any impacts identified.
The Upper Nene Valley Gravel Pits Supplementary Planning Document (SPD) has
been produced to help local planning authorities, developers and others ensure that
development has no adverse effect on the SPA, in accordance with the legal
requirements of the Habitats Regulations. The SPD has been developed with Natural
England and the RSPB. A Mitigation Strategy adopted as an addendum to the SPA
SPD provides further guidance for development within the 3km zone of the SPA and
details a specific financial contribution for each new dwelling towards Strategic Access
Management and Monitoring (SAMM) to avoid and mitigate impact.
Since these policies were adopted there has been a ruling made by the Court of Justice
of the European Union (the CJEU) on the interpretation of the Habitats Directive in the
case of People Over Wind and Sweetman vs Coillte Teoranta (ref: C 323/17). This
requires development relying on mitigation in relation to the Habitats Regulations to no
longer be considered at the screening stage, but taken forward and considered at the
appropriate assessment stage to inform a decision as whether no adverse effect on site
integrity can be ascertained.
A Habitat Regulations Assessment to identify the likely effects of the proposed
development on the SPA has been undertaken. It is considered that a planning
decision on the merits of the proposed development can be taken as the applicant has
made an SPA mitigation payment of £269.44 made under section 111 of the Local
Government Act 1972 (for developments that don't require a S106) and the
development meets the criteria set out in the SPA SPD for this approach to be taken.
The proposed development would comply with Policy 4 of the JCS and with the
requirements of the SPA SPD. The contribution provided will be used for measures to
reduce the impacts of the proposed development and allows a conclusion of no adverse
effect on the integrity on the Upper Nene Valley Gravel Pits Special Protection Area and
Ramsar Site.
Compliance with national space standards and national accessibility standards
The JCS at Policy 30 (b) requires the internal floor area of new dwellings to meet the
National Space Standards as a minimum.
The proposed new dwelling is designed to be a 3 bedroomed 6 person house which
should have a minimum gross internal floor area of 102 sqm and 2.5 sqm of built-in
storage. The property has a gross internal area in excess of the minimum and meets all
of the technical requirements in terms of bedroom sizes. The built-in storage proposed
is in excess of the 2.5 sqm minimum requirement.
The proposed development would therefore comply with Policy 30 (b) of the JCS.
Policy 30 (c) seeks new dwellings to meet category 2 of the National Accessibility
Standards as a minimum.
All new dwellings are required to achieve Category 2 of the National Accessibility
Standards as a minimum and a condition is recommended on any planning permission
to ensure that the dwelling can meet this requirement.
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Subject to the imposition of a condition in relation to the new dwelling meeting Category
2 of the National Accessibility Standards the development would comply with Policy 30
(c) of the JCS.
Effect/impact on the living conditions of the neighbouring occupiers and the
future occupiers of the development
The JCS at policy 8 (e) (i) details policy relating to the protection of amenity of
neighbouring occupiers.
At paragraph 127 of the revised NPPF the government requires new development to
provide 'a high standard of amenity for all existing and future users.
The proposed new dwelling will introduce a new residential property in the rear garden
of number 117 Doddington Road, meaning that development will be brought closer to
all the properties that abut the application site. This has the potential to impact upon
the amenity of both the neighbouring properties and the host property itself.
The orientation of the new dwelling would mean the front of the property would face the
rear of the host property at number 117 Doddington Road. The separation distance
between the two properties would be approximately 20m. The plans show a 1.8m close
boarded fence between the two properties which provides suitable separation between
the private amenity space of the two dwellings. This is considered acceptable in terms
of the impacts on both amenity and privacy to the host property. The windows on this
elevation mostly serve non-habitable rooms (except Bedroom 3 on the first floor) and
this would help to minimise any potential privacy impacts further.
The separation distances to the existing surrounding neighbouring properties varies
between 15m to the properties to the east in Woodlands Grange and over 50m to the
property at the rear (107 Doddington Road). The property at the rear is not considered
to be unacceptably impacted by the development due to the large separation distance
however there may be some overlooking from the new property to their front garden
area. This is not considered unacceptable as it is accepted that there will always be
some overlooking to garden areas from first floor windows. The properties in
Woodlands Grange back on to the side elevation of the proposed new property and
there is substantial planting along this boundary consisting of large conifer hedging
which is shown as being retained on the submitted plans. This hedging is only slightly
lower than the ridge height of the new property in any case. The first floor windows on
this elevation do not serve habitable rooms and are high level and rooflights only. It is
not considered therefore that there would be any unacceptable loss of privacy to these
properties.
The distance to the new property under construction in the rear garden of 115
Doddington Road is approximately 8.5m. One side window at the first floor level serves
a dressing room and is a high level window. This is not considered to result in any
unacceptable overlooking in terms of a loss of privacy.
Overall, due to the separation distances between the surrounding properties it is not
considered that there would be any unacceptable impacts in terms of loss of daylight or
sunlight.
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The comments of the nearby residential occupiers with regards their views on how the
proposed development would affect them are noted. However, it is considered that the
scheme would not have such a significant effect on the standard of amenity which is
currently enjoyed by the adjacent residential occupiers due to the separation distances
between the properties, the positioning of the windows/rooms they serve and the
boundary treatments at the site.
The resultant garden spaces for both the proposed new property and the host property
are considered acceptable in terms of serving the size of the properties.
Overall it is considered that the proposals comply with Policy 8 (e) (i) of the JCS.
Effect/Impact on highway safety in relation to (the proposed access arrangement
and parking provision)
JCS policy 8 (b) (i) gives a number of requirements that new development should
achieve with regards to highway, pedestrian and other sustainable transport matters.
JCS policy 8 (b) (ii) seeks to ensure a satisfactory means of access and provision for
parking, servicing and manoeuvring in accordance with adopted standards.
The proposed new dwelling is to be accessed from the existing highway crossing
serving the host property at 117 Doddington Road. The access point is proposed to be
modified to meet the requirements of the local highway authority as follows: driveway
widened to 4.5m for the first 10m of the shared private drive, hard paved for the first 5m
and pedestrian to vehicle visibility splays of 2m x 2m above a height of 0.6m.
The access is from a classified road (B573) and therefore turning must be provided
within the site to allow vehicles to enter and exit the site in a forward gear. Vehicle
tracking is demonstrated on the submitted plan and is acceptable.
The proposed new property is a three bedroomed house which requires 2 parking
spaces. Whilst not specifically shown on a plan this is easily accommodated due to the
size of the site. A large single garage is also provided; this does not meet the LHAs
specification in terms of its length however garages are not counted towards parking
provision but would likely be used for storage for bicycles. Suitable off road parking
provision and turning space also remains for the host property.
The local highway authority (LHA) has provided a detailed list of requirements to ensure
the proposal meets their specification. Conditions should be imposed on any permission
granted in relation to vehicle to vehicle visibility splays, pedestrian to vehicle visibility
splays, surfacing and drainage for the highway access and driveway. Informatives
relating to the modification of the access requiring a licence from the LHA as well as the
protection of existing street furniture should also be added.
Subject to the imposition of the aforementioned conditions the proposal complies with
Policy 8 (b) (i) and (ii) of the JCS.
CONCLUSION
The proposed development complies with the relevant development plan policies and is
consistent with the provisions in the revised NPPF. In the absence of any material
considerations of sufficient weight, it is recommended that the proposal be approved
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subject to conditions.
RECOMMENDATION
Approve subject to the following conditions.
CONDITIONS/REASONS
1. The development shall be begun not later than the expiration of three years
beginning with the date of this permission.
Reason: To prevent the accumulation of planning permissions; to enable the local
planning authority to review the suitability of the development in the light of altered
circumstances; and to conform with the requirements of Section 91 of the Town and
Country Planning Act 1990 as amended by section 51 of the Planning and
Compulsory Purchase Act 2004.
2. The development hereby approved shall be carried out in accordance with the
following plans/details:
Drawing No. CHQ.19.15648 - 01A - Site Location Plan and Proposed Block Plan
(registered 3 February 2020)
Drawing No. CHQ.19.15648 - 03 - Proposed Site Plan (registered 3 February 2020)
Drawing No. CHQ.19.15648 - 04 - Proposed Floorplans, Roof Plan and Elevations
(registered 3 February 2020)
Reason: To define the permission and to conform with the requirements of The
Town and Country Planning (General Development Procedure) (Amendment No. 3)
(England) Order 2009.
3. No development above slab level shall take place until samples of the external
materials to be used in the construction of the development have been submitted to
and approved in writing by the local planning authority. The development shall
thereafter be carried out in accordance with the approved details or such other
materials that have been submitted and approved.
Reason: To ensure that the development does not detract from the appearance of
the locality in accordance with policy 8 (d) (i) of the North Northamptonshire Joint
Core Strategy and policy EB.GD1 of the Earls Barton Neighbourhood Plan.
4. The trees/hedging identified on the proposed site plan (Drawing No. CHQ.19.15648 03) shall be fully protected in accordance with the latest British Standards (currently
BS 5837:2012 'Trees in relation to design, demolition and constructionRecommendations') by the time construction begins. All protective measures must
be in place prior to the commencement of any building operations (including any
structural alterations, construction, rebuilding, demolition and site clearance, removal
of any trees or hedgerows, engineering operations, groundworks, vehicle movements
or any other operations normally undertaken by a person carrying on a business as a
builder). The Root Protection Area (RPA) within the protective fencing must be kept
free of all construction, construction plant, machinery, personnel, digging and
scraping, service runs, water-logging, changes in level, building materials and all
other operations. All protective measures shall be maintained in place and in good
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order until all work is complete and all equipment, machinery and surplus materials
have been removed from the site.
Reason: To protect significant trees and hedgerows, safeguarding the character of
the area and preserving habitat and to minimise the effect of development on the
area in accordance with policy 3 (b) and (e) of the North Northamptonshire Joint
Core Strategy.
5. The dwelling hereby approved shall be built to meet the requirements of the national
Accessibility Standards in category 2 (accessible and adaptable dwellings) in
accordance with the schedule of the Approved Document M of the Building
Regulations (2015).
Reason: To ensure that the development complies with the national accessibility
standards and policy 30 (c) of the North Northamptonshire Joint Core Strategy.
6. The dwelling hereby approved shall incorporate measures to limit water use to no
more than 105 litres per person per day within the home and external water use of no
more than 5 litres per day in accordance with the optional standard 36 (2b) of
Approved Document G of the Building Regulations (2015).
Reason: To ensure that the development complies with policy 9 of the North
Northamptonshire Joint Core Strategy.
7. The new dwelling hereby approved shall not be occupied until the associated
car/vehicle parking area and driveway shown on the approved plans has been
constructed and is made available for use. It shall then be retained for use
thereafter.
Reason: To ensure adequate parking provision at all times so that the development
does not prejudice the free flow of traffic or the safety on the neighbouring highway in
accordance with policy 8 (b) (ii) of the North Northamptonshire Joint Core Strategy.
8. To prevent loose material being carried onto the public highway the driveways must
be paved with a hard bound surface for a minimum of 5 metres in rear of the highway
boundary prior to the first occupation of the approved dwelling.
Reason: In the interests of highway safety in accordance with policy 8 (b) (i) and (ii)
of the North Northamptonshire Joint Core Strategy.
9. Prior to first occupation of the approved dwelling a positive means of drainage must
be installed to the driveways to ensure that surface water from the driveways does
not discharge onto the highway.
Reason: In the interest of highway safety in accordance with policy 8 (b) of the North
Northamptonshire Joint Core Strategy.
10. Pedestrian to vehicle visibility of 2.0m x 2.0m above a height of 0.6m must be
provided on both sides of the vehicular access prior to the occupation of the
approved dwelling and shall be maintained thereafter.
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Reason: In the interest of highway safety in accordance with policy 8 (b) of the North
Northamptonshire Joint Core Strategy.
11. Vehicle to vehicle visibility of 2.0m x 43m above a height of 0.9m must be provided
from the centre of the vehicular access along the carriageway edge prior to the
occupation of the approved dwelling and shall be maintained thereafter.
Reason: In the interest of highway safety in accordance with policy 8 (b) of the North
Northamptonshire Joint Core Strategy.
INFORMATIVE/S
1. In accordance with the provisions in the Town and Country Planning (Development
Management Procedure) (England) Order 2015 and pursuant to paragraph 38 of the
National Planning Policy Framework, where possible and feasible, either through
discussions, negotiations or in the consideration and assessment of this application
and the accompanying proposals, the council as the local planning authority
endeavoured to work with the applicant/developer in a positive and proactive way to
ensure that the approved development is consistent with the relevant provisions in
the framework.
2. The Borough Council of Wellingborough encourages all contractors to be
'considerate contractors' when working in our district by being aware of the needs of
neighbours and the environment. Prior to the commencement of any site works, it is
good practice to notify neighbouring occupiers of the nature and duration of works to
be undertaken.
To limit the potential detriment of construction works on residential amenity, it is
recommended that all works and ancillary operations which are audible at the site
boundary during construction should be carried out only between the following hours:
0800 hours and 1800 hours on Mondays to Fridays and 0800 and 1300 hours on
Saturdays and at no time on Sundays and Bank Holidays.
3. The Public Health Act 1875 Town Improvement Clauses Act 1847 at S.64. Prior to
occupation of the newly created premises(s), the street numbering for this
development or conversion - residential and commercial, must be agreed with the
Street Naming and Numbering Officer. When issued, the number allocated must be
clearly displayed on the outside of the property. Application forms for Street Naming
and Numbering are available at www.wellingborough.gov.uk
4. All gas fired boilers should meet a minimum standard of 40 mgNOx/Kwh.
5. To prepare for the increased demand for electric vehicles in future years appropriate
infrastructure for electric vehicle charging points should be included within the
development.
6. The existing vehicular crossing must be modified as appropriate and all highway
surfaces affected by the proposals reinstated in accordance with the specification of
the local highway authority and subject to a suitable licence/agreement under the
Highways Act 1980.
7. Works to remove, accommodate or protect existing street furniture or features such
as street lighting columns, trees, traffic signs or the apparatus of service providers
must be agreed with the local highway authority or Statutory Undertaker and carried
out at the cost of the applicant.
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PLANNING COMMITTEE - 10 June 2020
The following applications dealt with under the terms of the Principal Planning
Managers' delegated powers.

WP/19/00385/HSC
Location

9-11 Links Road, Wellingborough, Northamptonshire, NN8 4EY

Proposal

Variation to hazardous substances consent - proposed change to
locations in which E1 and E2 moveable containers are stored and the
location designated as Area B to the HSE

Decision

Application Permitted
WP/19/00507/FUL

Location

56 Nest Lane, Wellingborough, Northamptonshire

Proposal

Residential development of 13 residential dwellings, parking and access

Decision

Application Refused
WP/19/00676/LBC

Location

13 Church Street, Finedon, Wellingborough, Northamptonshire

Proposal

Listed building consent for the replacement of wooden door and frame on
the rear elevation

Decision

Application Permitted
WP/19/00680/FUL

Location

Land at Castle Mews, Wellingborough, Northamptonshire

Proposal

Demolition of existing buildings on site and erection of 6 flats, 2 x 1 bed
and 4 x 2 bed, within a 3 storey building with parking and cycle/bin store

Decision

Application Permitted
WP/19/00689/FUL

Location

33kv Primary Substation Compound within, land Area 5 Stanton Cross
(Adj and rear of 347 Brookside Garage), Wellingborough Road, Finedon

Proposal

33kv Primary Substation compound site off proposed development link
road

Decision

Application Permitted
WP/19/00716/LBC

Location

21 Oxford Street, Wellingborough, Northamptonshire, NN8 4HY

Proposal

Retrospective Listed Building Consent for alterations to front wall to
include railings (just over 1 metre in height)

Decision

Application Permitted

WP/19/00730/FUL
Location

3 Avon Close, Wellingborough, Northamptonshire, NN8 5WH

Proposal

Demolition of single storey play room, double garage and workshop.
Two storey side and single storey rear extension and front porch

Decision

Application Permitted
WP/19/00740/LDE

Location

86 Stanley Road, Wellingborough, Northamptonshire, NN8 1EA

Proposal

Application for a lawful development certificate - commencement of
works to implement planning permission WP/14/00626/FUL, granted on 3
December 2014, which were for the conversion of the building into 14
self-contained apartments

Decision

Application Permitted
WP/19/00746/FUL

Location

44 Cambridge Street, Wellingborough, Northamptonshire, NN8 1DW

Proposal

Change of Use from retail shop into A3/A5 restaurant/takeaway use and
a steel external duct on rear elevation - re-submission

Decision

Application Permitted
WP/19/00756/FUL

Location

16 White House Industrial Estate, 80 Main Road, Earls Barton,
Northampton

Proposal

Retrospective application for change of use from garage/workshop to
industrial use (Use Class B2) and a proposed two storey extension (not
retrospective)

Decision

Application Permitted
WP/20/00001/FUL

Location

21 Oxford Street, Wellingborough, Northamptonshire, NN8 4HY

Proposal

Part retrospective application to add pillars x 4 and railings to the wall at
the front of the property. Work has started

Decision

Application Permitted
WP/20/00004/VAR

Location

18 Cambridge Street, Wellingborough, Northamptonshire, NN8 1DJ

Proposal

Variation of Condition 5 of planning permission ref: WP/19/00091/FUL to
extend services to operate on Sundays and Bank Holidays as other days
(11:00 to 22.30)

Decision

Application Permitted

WP/20/00005/FUL
Location

30 Hatton Park Road, Wellingborough, Northamptonshire, NN8 5AT

Proposal

Proposed detached part two storey, part single storey three bedroom
dwelling with parking and garden to front and rear. Proposed new
vehicular access and hardstanding to existing dwelling

Decision

Application Refused
WP/20/00011/FUL

Location

24 - 26 Wilby Road, Mears Ashby, Northampton, Northamptonshire

Proposal

Proposed conversion of existing integral garage into kitchen space
including the removal of existing garage doors and replacement windows
with new wall with shiplap cladding infill below, existing window removed
and opening enlarged for new gable window, two conservation roof lights
in front and rear roof planes above new kitchen, new fully glazed doors to
garden within existing openings

Decision

Application Permitted
WP/20/00012/LBC

Location

24 - 26 Wilby Road, Mears Ashby, Northampton, Northamptonshire

Proposal

Listed Building Consent for the proposed conversion of existing integral
garage into kitchen space including the removal of existing garage doors
and replacement windows with new wall with shiplap cladding infill below,
existing window removed and opening enlarged for new gable window,
two conservation roof lights in front and rear roof planes above new
kitchen, new fully glazed doors to garden within existing openings

Decision

Application Permitted
WP/20/00018/FUL

Location

15-23 Claudius Way, Irchester, Wellingborough, Northamptonshire

Proposal

Proposed internal mezzanine floor and external fire exit door into
warehouse

Decision

Application Permitted
WP/20/00024/VAR

Location

Former H M Prison, Millers Park, Wellingborough, Northamptonshire

Proposal

Application for variation of condition relating to condition 2 of reserved
matters approval WP/18/00312/REM to amend some drawings to
incorporate plant and photovoltaic panels on roof, plus changes to
windows/doors (minor amendments) on buildings 105. 107, 108 and 111

Decision

Application Permitted

WP/20/00025/VAR
Location

Former H M Prison, Millers Park, Wellingborough, Northamptonshire

Proposal

Application for variation of condition relating to condition 1 of planning
permission ref: WP/19/00039/FUL to amend some drawings to
incorporate plant and photovoltaic panels on roof of buildings 102 and
104

Decision

Application Permitted
WP/20/00029/FUL

Location

5 Ashton Grove, Wellingborough, Northamptonshire, NN8 5ZA

Proposal

Loft conversion including 3 no. pitched roof dormers to front elevation.
Addition of 2 velux rooflights in rear elevation. Replacement of existing
dormer window to match proposed dormer windows and infill of existing
rooflight on front elevation

Decision

Application Refused
WP/20/00034/FUL

Location

3 Oxford Close, Earls Barton, Northampton, Northamptonshire

Proposal

Demolition of conservatory. Single storey rear extension with flat roof
light

Decision

Application Permitted
WP/20/00035/FUL

Location

6 Redwood Close, Irchester, Wellingborough, Northamptonshire

Proposal

Demolition of existing garage, part two storey and part single storey side
extension

Decision

Application Permitted
WP/20/00036/PAMB

Location

Barns south of 19, Hardwick Village, Hardwick, Wellingborough

Proposal

Notification for prior approval for a proposed change of use of agricultural
building to a dwellinghouse (Class C3) and for associated operational
development - conversion of agricultural building to three dwellings

Decision

Prior Approval/Notification Declined
WP/20/00043/FUL

Location

139 Bradshaw Way, Irchester, Wellingborough, Northamptonshire

Proposal

Proposed loft conversion to provide one additional bedroom including a
dormer window in the front elevation

Decision

Application Permitted

WP/20/00044/FUL
Location

10 Cedar Close, Irchester, Wellingborough, Northamptonshire

Proposal

First floor extension above existing garage

Decision

Application Permitted
WP/20/00045/FUL

Location

Manor House, 44 Main Street, Little Harrowden, Wellingborough

Proposal

Creation of a single pond 225m2 and 1.2m deep in semi-improved,
sheep-grazed grassland. A bund (175m2) will be created to the south of
the pond, using the excavated materials, to buffer the adjacent field
drain. The bund will be seeded with a native wildflower and grass seed
mix

Decision

Application Permitted
WP/20/00046/LDP

Location

10 Church View, Ecton, Northampton, Northamptonshire

Proposal

Application for a lawful development certificate for a proposed wooden
workshop (dimensions LxWxH 5.486m x 3.038m x 2.5m ) instead of
permitted detached garage granted by planning permission ref:
WP/18/00481/FUL). The workshop would be built in the same location as
permitted garage

Decision

Application Permitted
WP/20/00047/FUL

Location

Land adjacent to 7 & 7A Chester Road, Wellingborough,
Northamptonshire

Proposal

Two detached one bedroom flats with associated parking with the
demolition of existing store building - re-submission

Decision

Application Permitted
WP/20/00050/FUL

Location

7 Cedar Close, Irchester, Wellingborough, Northamptonshire

Proposal

Demolition of existing conservatory. Single storey rear extension

Decision

Application Permitted
WP/20/00051/FUL

Location

196 Hinwick Road, Wollaston, Wellingborough, Northamptonshire

Proposal

Change of use of residential annex to dwelling

Decision

Application Permitted

WP/20/00054/LDP
Location

22 Humber Gardens, Wellingborough, Northamptonshire, NN8 5WE

Proposal

Application for a lawful development certificate for the demolition of
conservatory and a proposed single storey rear extension. Depth of
4metres with two roof lanterns

Decision

Application Permitted
WP/20/00056/ADV

Location

Redwell Leisure Centre, Barnwell Road, Wellingborough,
Northamptonshire

Proposal

Entrance sign for leisure centre including the 3G pitch. Proposed
signage 1800mm x 1220mm (non-illuminated)

Decision

Application Permitted
WP/20/00059/FUL

Location

71 Medway Drive, Wellingborough, Northamptonshire, NN8 5WZ

Proposal

Demolition of a single storey rear/side projection. Part two storey side
and part first floor side extension

Decision

Application Permitted
WP/20/00061/ADV

Location

45 London Road, Wellingborough, Northamptonshire, NN8 2DP

Proposal

The installation of 4 no. new digital freestanding signs and 1 no. 390cm x
350cm digital booth screen (all internally illuminated)

Decision

Application Permitted
WP/20/00062/FUL

Location

5 Oak View, Wellingborough, Northamptonshire, NN9 5YU

Proposal

Step lift with retaining wall and handrails

Decision

Application Permitted
WP/20/00063/FUL

Location

1 Brook Vale, Wilby, Wellingborough, Northamptonshire

Proposal

Single storey side extension

Decision

Application Permitted
WP/20/00064/FUL

Location

Newlands Farm, Hardwick Village, Hardwick, Wellingborough

Proposal

Excavation and construction of new covered outdoor slurry store and
clamp to existing agricultural holding

Decision

Application Permitted

WP/20/00067/FUL
Location

4 Gipsy Lane, Irchester, Wellingborough, Northamptonshire

Proposal

First floor side and rear extension and the conversion of the loft into
habitable accommodation including velux roof lights to front and both
side elevations and dormer window in the rear elevation

Decision

Application Permitted
WP/20/00069/REM

Location

New road (Road 1) off Irthlingborough Road, Wellingborough,
Northamptonshire

Proposal

Reserved matters application for the construction of road (route) known
as Road 1 between Parcel 12b and Parcel 17a along with drainage and
all ancillary details and conditions 47 and 48 (drainage conditions)
pursuant to planning permission ref: WP/15/00605/VAR

Decision

Application Permitted
WP/20/00070/FUL

Location

22 Blackmile Lane, Grendon, Northampton, Northamptonshire

Proposal

Proposed first floor extension to side elevation of existing dwelling with
internal alterations

Decision

Application Permitted
WP/20/00075/REM

Location

Road (Route), Irthlingborough Road (Parts 2 & 3), Finedon,
Wellingborough

Proposal

Reserved matters application for the construction of road (route) known
as Irthlingborough Road (Parts 2 & 3) along with drainage and all
ancillary details and conditions 47 and 48 (drainage conditions) pursuant
to planning permission ref: WP/15/00605/VAR

Decision

Application Permitted
WP/20/00076/REM

Location

Route 10 (Part 2) Stanton Cross, Finedon, Wellingborough,
Northamptonshire

Proposal

Reserved matters application for the construction of road (route) known
as Route 10 Part 2 along with drainage and all ancillary details and
conditions 47 and 48 (drainage conditions) pursuant to planning
permission ref: WP/15/00605/VAR - amended information rec'd 05 03 20

Decision

Application Permitted

WP/20/00078/TCA
Location

3 Church Way, Ecton, Northampton, Northamptonshire

Proposal

Application for work to two small Maple trees 5 to 7 meters in height
located in front garden. Tree 1 has been previously pollarded, we would
like to complete a repollard. Tree 2 we would like to complete a light all
round reduction of 20% giving the Maple a much better shape

Decision

Application Permitted
WP/20/00079/REM

Location

Whites Nurseries, Aggate Way, Earls Barton, Northampton

Proposal

Reserved matters application pursuant to WP/18/00741/OUT - Condition
1 (access, appearance, landscaping, layout and scale, Condition 4
(implementation of a programme of archaeological work in accordance
with a written scheme of investigation), Condition 5 (written details of all
boundary treatments, screen walls and fences including a timetable for
carrying out the works), Condition 6 (details of all external construction
works, the methods, materials and components to be used in the works)

Decision

Application Permitted
WP/20/00082/FUL

Location

39A Cambridge Street, Wellingborough, Northamptonshire, NN8 1DW

Proposal

New shopfront to shop, roller shutter and advertisement

Decision

Application Permitted
WP/20/00083/ADV

Location

39A Cambridge Street, Wellingborough, Northamptonshire, NN8 1DW

Proposal

Installation of non-illuminated fascia sign

Decision

Application Permitted
WP/20/00085/FUL

Location

39-44 Davy Close, Wellingborough, Northamptonshire, NN8 6XX

Proposal

Two storey extension to provide workshop, reception/office and kitchen
facilities, along with new external staircase down from second floor
offices - re-submission

Decision

Application Permitted
WP/20/00088/LBC

Location

Flat 3, Laws Lane, Finedon, Wellingborough

Proposal

Listed building consent for the replacement of 4 windows to front
elevation and replacement of 4 windows to rear elevation

Decision

Application Permitted

WP/20/00089/LBC
Location

81 Main Road, Grendon, Northampton, Northamptonshire

Proposal

Listed building consent for rear porch - Remove existing slab roof and
upper level of stone walls - Replace with oak framed pitched roof Timber weatherboard to front aspect with tiles to match existing garage

Decision

Application Permitted
WP/20/00091/ADV

Location

Tesco Superstore, 27 - 35 Whitworth Way, Wellingborough,
Northamptonshire

Proposal

Retrospective consent for 1x 42" LCD media screen. 3x 1250mm x
700mm flag pole signs, overall 2450mm in height

Decision

Application Permitted
WP/20/00092/FUL

Location

17 And 19 Stanwell Way, Wellingborough, Northamptonshire, NN8 3DG

Proposal

Alterations and additions to both 17 and 19 Stanwell Way. Addition of a
pitched roof dormer window to the front elevations of both 17 and 19. Loft
conversion with three roof lights to the rear, removal of chimney and
addition of porch to number 17

Decision

Application Permitted
WP/20/00093/FUL

Location

120 Windsor Road, Wellingborough, Northamptonshire, NN8 2NB

Proposal

Demolition of single storey side extension and attached shed and
erection of attached part 2 storey, part single storey 1 bedroom dwelling
with a new dropped kerb, boundary fences and two parking spaces

Decision

Application Refused
WP/20/00095/FUL

Location

27 The Headlands, Wellingborough, Northamptonshire, NN8 4RT

Proposal

Demolition of rear existing extension. New rear ground floor extension re-submission

Decision

Application Refused
WP/20/00097/FUL

Location

Oakfield Care Home , 11 Easton Maudit Village, Easton Maudit,
Wellingborough

Proposal

Single storey extension to care home to provide self-contained one-bed
flat; extend at first floor over existing pitched roof in courtyard; form new
lift enclosure above roof level

Decision

Application Permitted

WP/20/00098/LBC
Location

4 Westfield Road, Wellingborough, Northamptonshire, NN8 3JT

Proposal

Listed Building Consent for the removal of corrugated tin and wood lean
to at rear of building, removal of part of ironstone wall and repair to
remainder. Construction of brick and oak frame conservatory, rendered
to match existing render on main building. Replacement of french doors
in garden/sun room to match conservatory doors

Decision

Application Permitted
WP/20/00101/FUL

Location

Land rear of 72 (off Kingfisher Close), Nest Lane, Wellingborough,
Northamptonshire

Proposal

Erection of 2 single-storey dwellings on currently unused land to the
south of Kingfisher Close

Decision

Application Permitted
WP/20/00102/FUL

Location

8 Winston Drive, Isham, Kettering, Northamptonshire

Proposal

Single storey side extension

Decision

Application Permitted
WP/20/00104/FUL

Location

38 The Promenade, Wellingborough, Northamptonshire, NN8 5AL

Proposal

First floor rear extension with 5 velux rooflights

Decision

Application Permitted
WP/20/00105/FUL

Location

6 Fullwell Road, Wellingborough, Northamptonshire, NN29 7LY

Proposal

Demolition of existing garage and rear storage/workshop and the
erection of a single storey side and rear extension to incorporate new
garage, kitchen/dining room extension, utility, shower room/wc and
storage area

Decision

Application Permitted
WP/20/00106/PNX

Location

3 Cooper Drive, Wellingborough, Northamptonshire, NN8 4UW

Proposal

An application to determine if prior approval is required for a proposed
larger home extension for the replacement of the existing conservatory
with a single storey orangery

Decision

Prior Approval/Notification Not Required

WP/20/00107/FUL
Location

31 - 32 Church Street, Wellingborough, Northamptonshire

Proposal

Retrospective planning application for the erection of green palisade
fencing to the former site of 31-32 Church Street, Wellingborough.
Palisade fencing erected to the front and left hand boundary to secure
site following demolition of building. Palisade fencing is 2m high and
includes a gate to gain access to the site

Decision

Application Permitted
WP/20/00108/FUL

Location

Land rear of 41, 41A Cambridge Street, Wellingborough,
Northamptonshire

Proposal

Erection of a four storey building comprising 7 apartments with provisions
for cycle storage and bin store

Decision

Application Permitted
WP/20/00109/TCA

Location

31 Manor Road, Grendon, Northampton, Northamptonshire

Proposal

T1 Pine of MWA Arboricultural Report Works: Remove Reason: Clay
shrinkage subsidence damage

Decision

Application Permitted
WP/20/00110/FUL

Location

40 Northampton Road, Earls Barton, Northampton, Northamptonshire

Proposal

New bungalow on land adjacent 44 Northampton Road Earls Barton,
including new vehicular access and area of hardstanding to the front of
the dwelling for parking and manoeuvring

Decision

Application Permitted
WP/20/00111/PNX

Location

37 Isham Road, Orlingbury, Kettering, Northamptonshire

Proposal

Notification for prior approval for a proposed larger home extension for
removal of store/wc and a single storey, pitched roof, rear extension
forming utility room and wc

Decision

Prior Approval/Notification Not Required
WP/20/00113/FUL

Location

10 Ecton Lane, Sywell, Northampton, Northamptonshire

Proposal

Demolition of existing side wc/porch. Proposed single storey side
extension to existing property including new en-suite bathroom, dressing
room and open plan kitchen/family room. New double garage in front
garden

Decision

Application Permitted

WP/20/00116/TCA
Location

12 Salem Lane, Wellingborough, Northamptonshire

Proposal

Removal of Horse Chestnut located between the block of flats at 12
Salem Lane and the Quaker Building next to it.
There is concern that the roots of the tree are now affecting the structure
of the Quaker Building which is a listed building. Removing the tree and
treating the stumps will prevent any further damage.

Decision

Application Permitted
WP/20/00117/REM

Location

Land Rear 260 Northampton Road And Near Wordsworth Road, Park
Farm Way, Wellingborough, Northamptonshire

Proposal

Reserved matters application for primary infrastructure road for
residential development, condition 3 (phasing plan), condition 13 (linear
hedgerow details), condition 21 (details in relation to Public Footpath
UL22 crossing the A509) and Condition 25 (avenue tree planting)
pursuant to outline approval ref: WP/15/00727/OUT - additional
information and revised plans

Decision

Application Permitted
WP/20/00120/FUL

Location

Existing Mast Site, Weavers Road, Wellingborough, Northamptonshire

Proposal

Install new support brackets to the top of the existing 15m high lattice
mast to accommodate the existing 3 no. antennas plus an additional 3
no. antennas and ancillary equipment. The development also involves
the installation of a new equipment cabinet within the existing compound

Decision

Application Permitted
WP/20/00121/FUL

Location

2B Somerford Road, Wellingborough, Northamptonshire, NN8 5EY

Proposal

Single storey side extension

Decision

Application Permitted
WP/20/00125/FUL

Location

34 Dowthorpe End, Earls Barton, Northampton, Northamptonshire

Proposal

Single storey extension to rear of property

Decision

Application Permitted
WP/20/00126/VAR

Location

6 Chapel Lane, Great Doddington, Wellingborough, Northamptonshire.

Proposal

Application for variation of condition 2 of planning permission ref:
WP/18/00549/FUL to read as follows 'The development shall be carried
out in accordance with the following plan number: 07-19-02 B'

Decision

Application Permitted

WP/20/00127/LBC
Location

Manor Farm, 20 Church Lane, Great Doddington, Wellingborough

Proposal

Listed Building Consent for proposed internal alterations to form new
bathroom

Decision

Application Permitted
WP/20/00128/FUL

Location

19 Church View, Ecton, Northampton, Northamptonshire

Proposal

Proposed single storey extension to side/rear together with new carport

Decision

Application Permitted
WP/20/00132/LBC

Location

42 Church Street, Finedon, Wellingborough, Northamptonshire

Proposal

Listed Building Consent to remove and replace the existing front steps
which are damaged and becoming a hazard. It is proposed to replace
the existing steps with York stone steps

Decision

Application Permitted
WP/20/00133/FUL

Location

1 Priory Road, Wollaston, Wellingborough, Northamptonshire

Proposal

Demolition of existing rear conservatory, erection of single storey rear
extension and pitched roof extension

Decision

Application Permitted
P/20/00134/FUL

Location

15 Thrift Street, Irchester, Wellingborough, Northamptonshire

Proposal

Single storey side extension, and alteration to front elevation bay window

Decision

Application Permitted
WP/20/00135/FUL

Location

107 Doddington Road, Earls Barton, Northampton, Northamptonshire

Proposal

Conversion of garage/outbuilding to rear of property to bedroom, ensuite
and sunroom to include insertion of three new windows to north elevation
(ensuite window to be opaque)

Decision

Application Permitted
WP/20/00136/LDE

Location

Bungalow, York Cottage, 75 Easton Lane, Bozeat

Proposal

Application for a lawful development certificate for an existing bungalow

Decision

Established Use (BCW)

WP/20/00138/FUL
Location

Hardwick House, 1 Hardwick Village, Hardwick, Wellingborough

Proposal

Proposed two storey side extension, refurbishment of first floor annex
including replacement of four existing roof lights and insertion of 1
additional roof light and replacement porch

Decision

Application Permitted
WP/20/00140/FUL

Location

Chester House No 1, Higham Road, Irchester, Wellingborough

Proposal

Change of use between buildings 5, 6, 7 and 12. Please read in
conjunction with previously consented application: WP/16/00158/FUL

Decision

Application Permitted
WP/20/00142/FUL

Location

4 The Drive, Wellingborough, Northamptonshire, NN8 2DE

Proposal

Demolition of existing single storey rear pantry and wc. Single storey
rear extension

Decision

Application Permitted
WP/20/00144/FUL

Location

Bozeat Playing Fields Association, Harrold Road, Bozeat,
Wellingborough

Proposal

Change existing hard tennis court to a multiple-use games area with new
fencing, all-weather surface and 4 no. floodlights measuring 8 metres in
height

Decision

Application Permitted
WP/20/00145/FUL

Location

62 - 66 Broad Street, Earls Barton, Northampton, Northamptonshire

Proposal

Garage and porch to front of property and single storey extension to rear.
Proposed to change vehicle access to Blackwell Close instead of Broad
Street - re-submission

Decision

Application Permitted
WP/20/00146/ADV

Location

Tresham Institute of Further and Higher Education, Church Street,
Wellingborough, Northamptonshire

Proposal

Blue raised lettering with back lighting mounted to surface of refurbished
tower (south east and south west elevations)

Decision

Application Permitted

WP/20/00147/FUL
Location

124 Station Road, Irchester, Wellingborough, Northamptonshire

Proposal

Demolition of the existing rear single storey sections, build a rear part two
storey part ground floor extension, replacement of the old wooden
windows, Internal re-works, overall renovation and the addition of two
parking spaces to the rear of the property

Decision

Application Refused
WP/20/00148/LDP

Location

84 Northampton Road, Wellingborough, Northamptonshire, NN8 3LS

Proposal

Application for a lawful development certificate for proposed use as a
children's home for up to 4 children

Decision

Application Permitted
WP/20/00149/FUL

Location

142 Station Road, Irchester, Wellingborough, Northamptonshire

Proposal

Kitchen and conservatory roof demolition. Build a continuous roof with
one slope above kitchen/dining room. Demolition of wall between
existing kitchen and conservatory. Increase the level (former
conservatory) to create one kitchen/dining space

Decision

Application Permitted
WP/20/00152/FUL

Location

Land rear 21A, Silver Street, Wellingborough, Northamptonshire

Proposal

Demolition of redundant outbuildings. Construct new block of 4
residential units - re-submission

Decision

Application Refused
WP/20/00155/FUL

Location

2 Brookside, Bozeat, Wellingborough, Northamptonshire

Proposal

Proposed single storey rear extension, second storey extension above
converted garage and single storey infill extension to front

Decision

Application Permitted
WP/20/00156/LDP

Location

15 Spencelayh Close, Wellingborough, Northamptonshire, NN8 4UU

Proposal

Application for a Lawful Development Certificate for a proposed single
storey rear extension

Decision

Application Permitted

WP/20/00158/FUL
Location

14 Glenfield Drive, Great Doddington, Wellingborough, Northamptonshire

Proposal

Demolition of existing single storey rear conservatory and single storey
rear extension

Decision

Application Permitted
WP/20/00162/FUL

Location

2 Lyle Court, Wellingborough, Northamptonshire, NN8 5WJ

Proposal

Single storey, pitched roof, front extension to extend existing porch and
proposed utility room

Decision

Application Permitted
WP/20/00163/FUL

Location

49 The Ridge, Great Doddington, Wellingborough, Northamptonshire

Proposal

Demolition of existing garage. Construction of part two storey, part single
storey side extension, alteration to vehicular access + area of
hardstanding

Decision

Application Permitted
WP/20/00164/FUL

Location

22 Fullwell Road, Bozeat, Wellingborough, Northamptonshire

Proposal

Existing conservatory, shower room and rear porch demolished, previous
side entrance to 22 Fullwell Road reinstated. Construction of a 3
bedroom, 4 person detached house including reinstatement of existing
dropped kerb and provision of 2 new dropped kerb
accesses/hardstanding providing parking for the proposed and host
dwelling

Decision

Application Refused
WP/20/00167/TCA

Location

Earls Barton Methodist Church, Broad Street, Earls Barton, Northampton

Proposal

Prunus T1 - reduce in height by 2m

Taxus T2 + T3 - reduce in height by 1-1.5m
Decision

Application Permitted
WP/20/00171/LDP

Location

115 Eastfield Road, Wellingborough, Northamptonshire, NN8 1PT

Proposal

Application for a lawful development certificate for a proposed garden
outbuilding (single storey)

Decision

Application Permitted

WP/20/00172/FUL
Location

Saxon Court, 6 Bradfield Close, Wellingborough, Northamptonshire

Proposal

Change of use from warehouse/office to training and fitness centre

Decision

Application Permitted
WP/20/00173/TCA

Location

31 Manor Road, Grendon, Northampton, Northamptonshire

Proposal

Plum (T2) - General pruning and remove branches overhanging public
footpath and neighbour's property. Walnut (T3) - Fell because the tree is
growing between a retaining wall and garden fence, damaging both.
Cypress (G2) - Fell 3 trees which have grown close together forming a
hedge which has become overgrown and now overhangs the road
causing a hazard. Cedar and Apple (G3) - general pruning,
remove/reduce unwieldy branches to improve shape. All the above trees
have been identified as posing a potential future risk to the stability of the
buildings at this address (see attached arborist's report)

Decision

Application Permitted
WP/20/00174/FUL

Location

300 Station Road, Isham, Kettering, Northamptonshire

Proposal

Demolition of an existing rear conservatory and a single storey rear
extension

Decision

Application Refused
WP/20/00175/PNA

Location

Pastures Farm, 600 Station Road, Grendon, Northampton

Proposal

Application to determine if prior approval is required for a proposed
general purpose, steel portal framed agricultural farm building for the
storage of machinery and grain. The building will have a concrete floor,
grain retaining concrete grain walls to 3 metres with grey steel box
cladding on the exterior. The building dimensions shall be 36.5m x
25.0m.

Decision

Prior Approval/Notification Declined
WP/20/00176/TPO

Location

36 Bell Hill, Finedon, Wellingborough, Northamptonshire

Proposal

5 limes in front to be pollarded, 1 Horse Chestnut to be reduced in height
by 3m and thinned out, 1 Sycamore to be reduced in height by 3m
1 Willow to be reduced by 2.5 - 3m on the left hand side to balance out.
Reduce Sycamore tree by 5-6m for occupier of Thingdon Cottage

Decision

Application Permitted

WP/20/00177/FUL
Location

162 Westfield Road, Wellingborough, Northamptonshire, NN8 3HX

Proposal

Installation of side facing flat roof dormer and roof lights

Decision

Application Permitted
WP/20/00179/FUL

Location

26 Blackmile Lane, Grendon, Northampton, Northamptonshire

Proposal

Garage conversion to residential annex including the replacement of a
garage door with a full length window and door

Decision

Application Permitted
WP/20/00183/FUL

Location

47 Holyoake Road, Wollaston, Wellingborough, Northamptonshire

Proposal

2 storey side and single storey rear extensions

Decision

Application Permitted
WP/20/00184/FUL

Location

47 High Street, Finedon, Wellingborough, Northamptonshire

Proposal

Replacement of existing windows. Installation of new double and bifold
doors to rear elevation. Installation of new 1st floor side facing bathroom
window. Removal of existing side door and infill of opening

Decision

Application Permitted
WP/20/00185/PNX

Location

83 Eastfield Road, Wellingborough, Northamptonshire, NN8 1PT

Proposal

Notification for prior approval for a proposed larger home extension for
demolition of single storey rear utility and a single storey rear extension

Decision

Prior Approval/Notification Not Required
WP/20/00186/FUL

Location

21 Broadway, Wellingborough, Northamptonshire, NN8 2DA

Proposal

Demolition of existing garage and part two storey, part single storey side
extension - revised application

Decision

Application Permitted
WP/20/00187/STUN

Location

Bridge SPC2/76 Over Railway, Station Road, Irchester, Wellingborough

Proposal

Prior approval for a temporary bridge parapet extension

Decision

Agreed BCW

WP/20/00189/LDP
Location

3A Eastfield Road, Wellingborough, Northamptonshire, NN8 1QX

Proposal

Application for a lawful development certificate proposed for a front porch
and a single storey rear extension

Decision

Application Permitted
WP/20/00190/TCA

Location

2 Earls Barton Road, Mears Ashby, Northampton, Northamptonshire

Proposal

T1 Lawsons Cypress - Section fell to ground level

Decision

Application Permitted
WP/20/00192/AMD

Location

Land to the north , off Main Road And , Northampton Road, Earls Barton

Proposal

Retrospective application for a non-material amendment to planning
permission ref: WP/2013/0510 for footpath layout across open space,
moved away from window of a resident slightly. Straight course now
rather than previous curved layout

Decision

Application Permitted
WP/20/00194/STUN

Location

Bridge SPC3 64 over railway, Finedon Station Road, Isham, Kettering

Proposal

Application for Prior Approval under Part 18a, Schedule 2 of the Town
and Country Planning (General Permitted Development) Order 2015 (as
amended) for extensions to bridge parapets

Decision

Agreed BCW
WP/20/00197/FUL

Location

18 Church Street, Finedon, Wellingborough, Northamptonshire

Proposal

Two-storey side extension

Decision

Application Refused
WP/20/00198/FUL

Location

15 Sheffield Way, Earls Barton, Northampton, Northamptonshire.

Proposal

Proposed rear extension - amended plans

Decision

Application Permitted
WP/20/00201/TCA

Location

The Green, Orlingbury, Kettering, Northamptonshire

Proposal

Routine maintenance of the trees on The Green as detailed in the
attached schedule of work

Decision

Application Permitted

WP/20/00203/FUL
Location

4 Strode Road, Wellingborough, Northamptonshire, NN8 1JB

Proposal

Conversion of dwelling to 2 flats

Decision

Application Permitted
WP/20/00204/FUL

Location

Newlands Farm, 73 Harrold Road, Bozeat, Wellingborough

Proposal

Replacing a flat roof on an existing extension with a pitched roof

Decision

Application Permitted
WP/20/00206/PAD

Location

15 Raymond Close, Wollaston, Wellingborough, Northamptonshire

Proposal

Application to determine if prior approval is required for the proposed
demolition of part of a redundant factory building

Decision

Prior Approval/Notification Not Required
WP/20/00207/SCR

Location

Land Near Chatsworth Drive With Pond In Middle, Niort Way,
Wellingborough, Northamptonshire

Proposal

Town and Country Planning (Environmental Impact Assessment)
Regulations 2017. Request for an EIA screening opinion for the
proposed development of up to 237 dwellings

Decision

EIA not required (BCW)
WP/20/00212/AMD

Location

Zone B, Appleby Lodge Way, Wellingborough, Northamptonshire

Proposal

Application for a non-material amendment to outline planning permission
ref: WP/2013/0190/OEIA to increase the number of units permitted
within Zone B from 1-3 to 1-4 units

Decision

Application Permitted
WP/20/00215/FUL

Location

1 Torrington Green, Wellingborough, Northamptonshire, NN8 5BT

Proposal

Two storey side extension to existing house. Demolition of single storey
utility

Decision

Application Permitted

WP/20/00219/FUL
Location

Co Op Food, 6 - 8 Farm Road, Wellingborough, Northamptonshire

Proposal

Proposal to replace existing refrigeration plant with new, redecorate shop
front to include window and door frames, fascia boards, shutter housing
and guides and install external lighting.

Decision

Application Permitted
WP/20/00222/PAMB

Location

Springvale Farm, 26 London Road, Bozeat, Wellingborough

Proposal

An application to determine if prior approval is required for a proposed
change of use of agricultural building to dwellinghouse (Class C3) and for
building operations reasonably necessary for the conversion

Decision

Prior Approval/Notification Not Required
WP/20/00223/FUL

Location

Hind Hotel, 38 Sheep Street, Wellingborough, Northamptonshire

Proposal

Re-building of a previous chimney now demolished

Decision

Application Permitted
WP/20/00224/LBC

Location

Hind Hotel, 38 Sheep Street, Wellingborough, Northamptonshire

Proposal

Listed Building Consent for the re-building of a previous chimney now
demolished

Decision

Application Permitted
WP/20/00225/FUL

Location

12 Easton Way, Grendon, Northampton, Northamptonshire

Proposal

Single storey extension

Decision

Application Permitted
WP/20/00234/AMD

Location

Museum Lodge, 21 Finedon Hall, Mackworth Drive, Finedon

Proposal

Application for a non-material amendment to planning permission ref:
WP/19/00383/FUL to change the front aspect of new extension, located
at rear of property. Remove one fixed window and lower wall from
original design, to enable the extension of the patio door opening by
600mm

Decision

Application Permitted
WP/20/00238/TCA

Location

4 Hardwick Village, Hardwick, Wellingborough, Northamptonshire

Proposal

T1 Silver Birch - Section fell as close to ground level as possible

Decision

Application Permitted

WP/20/00250/SCR
Location

Land adjacent 25, Hookhams Path, Wollaston, Northamptonshire

Proposal

Screening opinion under Regulation 5 (2) of the Town and Country
(Environmental Impact Assessment) Regulations 2017 (the EIA
regulations) for residential development of up to 100 dwellings, a 2
hectare community woodland, associated infrastructure, open space,
landscaping and attenuation

Decision

EIA not required (BCW)
WP/20/00262/TCA

Location

1 Hickmire, Wollaston, Wellingborough, Northamptonshire.

Proposal

Removal of a mature horse chestnut tree which has made a significant
contribution to the failure of the adjacent retaining wall

Decision

Application Permitted

BACKGROUND PAPERS
The background papers for the planning and building applications contained in this report
form part of the relevant files appertaining to individual applications as referenced.
Borough Council of Wellingborough, Principal Planning Manager, Swanspool House,
Doddington Road, Wellingborough.

BUILDING REGULATIONS FULL PLAN DECISIONS ISSUED
09 Mar 2020 To 31 May 2020
App No

Location

Description

Decision

Rec'd Date 2 Month
Date

Decision Date

Within 2
months

FP/2017/3931

7 Grange Close
Irchester
Wellingborough
Northamptonshire
NN29 7BJ

Proposed two storey
side/rear extension,
single storey extension
to replace existing
conservatory and
raised decking

Withdrawn

25/09/2017

Yes

13/03/2020

FP/2018/3042

15 Knights Close
Earls Barton
Northampton
Northamptonshire
NN6 0JD

Conversion of garage
to utility and
playroom and new
pitched roof porch
extension to the front
of the property

Withdrawn

17/08/2018

Yes

25/03/2020

FP/2020/0367

39 Shelley Road
Wellingborough
Northamptonshire
NN8 3DB

Two storey rear
extension

Plans
Rejected

27/01/2020

Yes

26/03/2020

Yes

FP/2020/0822

7 Queensway
Wellingborough
Northamptonshire
NN8 3RA

Re-roofing of
bungalow

Approved

04/03/2020

Yes

18/03/2020

Yes

FP/2020/0824

15 Spencelayh
Close
Wellingborough
Northamptonshire
NN8 4UU

Single storey pitched
roof rear extension

Approved

04/03/2020

Yes

20/03/2020

Yes

FP/2020/0913

39 Coniston Close
Wellingborough
Northamptonshire
NN8 3XS

New solid panels
replacing translucent
panels within existing
conservatory roof

Approved

09/03/2020

FP/2020/0914

2 Lyle Court
Wellingborough
Northamptonshire
NN8 5WJ

Single storey, pitched
roof, front extension

Approved

06/03/2020

FP/2020/0917

4 Hewletts Close
Bozeat
Wellingborough
Northamptonshire
NN29 7JX

Single storey rear
extension and
conversion of existing
building into domestic
use

Approve
conditions
BCW

06/03/2020

06/04/2020

FP/2020/0988

35 Regent Street
Wellingborough
Northamptonshire
NN8 4DW

Replacement of failed
monopitch roof

Approved

12/03/2020

16/03/2020

FP/2020/1005

Flat 3
1A Oxford Street
Wellingborough
Northamptonshire
NN8 4HY

Conversion Works to
create one flat

Withdrawn

03/03/2020

30/03/2020

Yes

Yes

26/03/2020

01/05/2020
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Description

Decision
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FP/2020/1088

47 High Street
Finedon
Wellingborough
Northamptonshire
NN9 5JN

Internal alterations &
replacement of
existing windows and
doors.

Approved

09/03/2020

FP/2020/1245

Multi Storey Car
Park
Commercial Way
Wellingborough
Northamptonshire

Remodel lift level to
3B to reduce connect
doors to carpark, incl
remodelling of WC
cores fit out and
drainage, provide new
fire alarm, escape
lighting and fire
escape signage

Withdrawn

06/04/2020

FP/2020/1248

139 Bradshaw Way
Irchester
Wellingborough
Northamptonshire
NN29 7DW

Dormer extension to
form bedroom

Approved

16/04/2020

Yes

23/04/2020

Yes

FP/2020/1394

25 Manor Road
Earls Barton
Northampton
Northamptonshire
NN6 0LB

Extension to rear

Approve
conditions
BCW

07/05/2020

Yes

20/05/2020

Yes

FP/2019/1835/
D

Edith Close, Bailey
Close And 39, 41,
43, 45, 63, 65
Milner Road
Finedon
Wellingborough
Northamptonshire
NN9 5WP

Residential
development to
provide 50 no.
Dwellings

Withdrawn

21/01/2020

Yes

23/03/2020

FP/2019/1835/
E

Edith Close, Bailey
Close And 39, 41,
43, 45, 63, 65
Milner Road
Finedon
Wellingborough
Northamptonshire
NN9 5WP

Residential
development to
provide 50 no.
Dwellings

Approved

23/03/2020

Yes

20/04/2020

Yes

FP/2020/1005/
A

Flat 3
1A Oxford Street
Wellingborough
Northamptonshire
NN8 4HY

Conversion Works to
create one flat

Approved

11/05/2020

Yes

19/05/2020

Yes

FP/2020/1245/
A

Multi Storey Car
Park
Commercial Way
Wellingborough
Northamptonshire

Remodel lift level to
3B to reduce connect
doors to carpark, incl
remodelling of WC
cores fit out and
drainage, provide new
fire alarm, escape
lighting and fire
escape signage

Withdrawn

11/05/2020

Yes

Decision Date

20/03/2020

Within 2
months
Yes

11/05/2020

22/05/2020
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Decision Date
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Within 2
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Received appeals
Appeal Site

Ref. No.

Date
Received

Status

11 Duck End
Wollaston
Wellingborough
Northamptonshire
NN29 7SH

WP/19/00498/FUL

6.04.2020

Appeal in Written
progress Representations

Type of
procedure

Appeal Decision
Site visit made on 25 February 2020
by Anthony J Wharton BArch RIBA RIAS MRTPI
an Inspector appointed by the Secretary of State for Housing Communities and Local Government
Decision date: 20 March 2020

Appeal Ref: APP/H2835/X/19/3226748
Overstone Lakes Caravan Park, Caravan Park and Premises, Ecton, Sywell,
Northampton NN6 0BB
•
•
•
•
•

The appeal is made under section 195 of the Town and Country Planning Act 1990 as
amended by the Planning and Compensation Act 1991 against a refusal to grant a
certificate of lawful use or development (LDC).
The appeal is made by Allens Caravans Estates Ltd against the decision of
Wellingborough Borough Council (the LPA).
The application, Ref WP/18/00645/LDP dated 15 October 2018, was refused by notice
dated 25 February 2019.
The application was made under section 192(1)(a) of the Town and Country Planning
Act 1990 as amended.
The use for which a certificate of lawful use or development is sought is described on
the LDC application form as follows:
‘Planning application WP/61/0140 grants unrestricted planning permission for the use of
the whole of the Overstones Lakes Caravan Park as a caravan site. The applicant is
seeking a lawful development certificate confirming that the land within the red line
boundary can be lawfully used as a caravan site on which caravan units as defined by
the Caravans Sites and Control of Development Act (CSCDA) can be positioned’.

Decision
1. The appeal is dismissed. See formal decision below.
Matter of clarification
2. There are some anomalies with regard to the application being made under section
192(1)(a) of the Act. A fundamental part of appellant company’s case is predicated on
an ‘existing’ permission granted in 1961 and the wording of the application seeks
confirmation that the ‘proposed’ use of the appeal land ‘can be lawfully used as a
caravan site on which caravan units as defined by the Caravans Sites and Control of
Development Act’ (CSCDA) can be positioned. In effect, therefore, what is being applied
for is a certificate confirming that the appeal site as existing is lawful as a caravan site,
secondly, that it is lawful as proposed for caravans to be positioned on the site and,
thirdly that planning permission is not required for the positioning of caravans on the
appeal site.
3. On the other hand, the Council has approached the application on the basis that the
1961 application did not include the appeal site and that it has not been demonstrated
that that the planning permission (PP) was implemented. Thus the Council does not
accept that, on the date of the LDC application, the existing lawful use of the land was is
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that of a ‘caravan site’. Nor does it accept that the proposed positioning of caravans on
the appeal site land was lawful.
4. I do not consider that the above anomalies have fundamentally altered what is before
me. I have, therefore, dealt with the appeal on the basis of the application as made and
in accordance with the all of the submissions and my site visit. I have considered
whether or not, on the balance of probabilities, the use as applied for (and as worded)
was lawful for planning purposes on the date of the application,15 October 2018. In
doing so I am satisfied that no injustice has been caused.
Introduction
5. The Overstones Lakes Holiday and Residential Park (OLHRP) is located on the western
side of Ecton Lane, approximately 1km from the outskirts of Northampton; immediately
to the south of the village of Overstone and within the open countryside. The appeal site
lies in the southern-most part of the land, to the east of a pond known as ‘Pike Pond’
and to the west of the ‘Overstone Manor’ public house. The ‘red line boundary’ of the
LDC appeal site is shown on drawing 10027-0007-03 (dated October 18). The OLHRP
site is currently in use as both a holiday and a residential park homes site.
6. During my site visit I was able to view the whole of the Overstones site. This
included the main central section (between Ash Drive and Parklands) comprising the
seasonal static holiday park caravans; the smaller northern residential mobile home site
(to the north of Parklands); the open appeal land (south of Ash Drive) and various
reception, administrative, recreational and service buildings, including the shop complex
and the Lakeside Club and pool. There are also tennis courts, a bowling green and a
putting or ‘Crazy Golf’ course.
7. Unlike the static caravan and mobile home areas, with their tight and compacted
estate road layouts, the appeal site comprises open recreational land to the south of Ash
Drive and to the west of the public house and there are no caravans currently stationed
on the appeal land. This open land includes a football pitch; the children’s play area and
other open space. The club and pool facilities are outside of the appeal site and there is
a track around the two large ponds to the west giving access for fishing and walking
within the woodlands to the west.
Background information
8. The applicant company owns and operates a number of caravan parks across the UK
providing both holiday and residential sites. The Overstones Lakes site has been in use
for the stationing of caravans since at least 1945 and the Overstone Parish Council
records indicate that it was popular in the 1950s, when it was known as the ‘Overstone
Solarium Caravan Park and Pools’.
9. Aerial images from 1953 show caravans on the land, including around the edges and
within the southern area and to the west of Overstone Manor. These appeared to be
individual caravans at that time and there was no estate road layout, as is the case
today. The current caravan site licences (SLs) issued by the Council are stated to allow
up to 1075 caravans on the land and at present the total is 691. No SL details were
submitted with the LDC application and I have not been provided with any in relation to
the appeal submissions.
10. On behalf of the appellant company a formal request was made to the LPA in
February 2017, for a planning search of the Overstones Site. The results indicated that,
over the years, there had been more than 70 applications and decisions associated with
the caravan site. These ranged from minor works for various facilities, to the siting of
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different types of caravans on different parts of the site and specific changes of use from
touring caravans to static holiday and/or residential caravans.
11. Most of these applications are set out in the Planning History section of the Council’s
Delegated Report dated 22/2/19. At paragraph 2.5 of the appellant’s Evidence
Statement, thirteen of the most relevant applications and decisions are identified. These
start in 1961 (WR/1961/0140) and finish in 2004 (WP/2004/0772). The proposals relate
to seasonal and permanent residential use of caravans; additional weekend and holiday
sites; renewals of temporary permissions; various changes of use for holiday, weekend,
touring and static caravans; an extension to the residential mobile home site and the
construction of internal roads.
12. Planning application, reference WR/1961/0149 (1961 permission) granted planning
permission (PP) for the use of Overstones Lakes Caravan Park as a ‘caravan site’ on 13
December 1961. The Council acknowledges that the 1961 permission was granted for a
‘Caravan site for seasonal use April to October in accordance with deposited plan
WR/61/140’. There is no also dispute between the parties regarding the various other
applications, permissions and refusals referred to above.
13. Although the deposited plan did not have a definitive ‘red-line boundary’, in dealing
with the 1961 application, it appears to have been accepted by the LPA that the ‘Site
has been used as a caravan site for many years going back prior to 1939’. The Parish
Council’s archives also indicate that, in the 1950s, the caravan site was a popular
holiday destination.
14. As referred to above aerial photography shows that the land was associated with the
wider Overstones Lakes site. The 1961 permission had no attached limitations or
conditions and can be traced back to the CSCD Act 1960, which introduced the
requirement for SLs. As indicated above the SLs relating to the overall site indicate that
the LPA has allowed up to 1075 caravans to be sited on the OLHRP site.
The reasons for refusal and details of the LDC application
15. The Council concluded that the appellant had not demonstrated, on the balance of
probabilities, that there is a lawful use of the appeal site (the ’red-line edged area’ on
the application plan) as a ‘caravan site’. It is stated that the appellant has not produced
a plan to define the extent of the application site for application WR/1961/0140,
primarily because the it did not include a ‘red-line’ site boundary which clearly defined
the extent of that permission. It is further contended by the Council that there is also
insufficient evidence to prove that the planning permission thereby granted was lawfully
implemented in accordance with the deposited plan WR/1961/0140.
General points relating to LDC appeals
16. An appeal relating to a Certificate of Lawful Use or Development (LDC) is confined
to the narrow remit of reviewing the Local Planning Authority’s (LPA’s) reason for refusal
and then deciding whether the reasons are well founded. The planning merits of the
case do not fall to be considered and the relevant test, relating to the submitted
evidence, is ‘the balance of probability’.
17. National Planning Practice Guidance (PPG) indicates that an applicant is responsible
for providing sufficient information to support a LDC application and that, without
sufficient or precise information, a LPA may be justified in refusing to grant a certificate.
PPG also indicates, however, that if a LPA has no contrary evidence itself and there is
none from others to contradict or otherwise make the applicant’s version of events less
than probable, there is no good reason to refuse the application.
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The gist of the case for the appellants
18. It is the appellant’s case that the lawful use as applied for (‘Land within the red
line boundary can lawfully be used as a caravan site on which caravans can be
positioned’), dates back to 1961. On behalf of the appellant the initial 1961 permission
is referred to and it is contended that it covered the entirety of the cleared area of
Overstone Lakes and was in accordance with the deposited plan (WR/1961/0140). It
is stressed that there were no conditions attached to the planning permission (PP) and
no limitations to restrict either the site layout or the number of caravans on the overall
site. The case of ‘I’m Your Man Ltd v SoS [1998]’ (I’m Your Man) is referred to,
whereby it was held that, if a permission was to have any limitations, then this has to
be done by condition. The only controls on the use of the site could only be related to
the site licence (SL).
19. It is stressed that the deposited plan covers the entirety of the planning unit of the
Overstones Lakes site and it is accepted by the Council that the appeal land itself forms
part of the planning unit for the Overstones site. It is argued that, the fact that there
are no caravans currently on the appeal site does not mean that it is not part of the
caravan site. Section 1(4) of the ‘Caravans Sites and Control of Development Act 1960’
(the 1960 Act) is referred to whereby it defines a caravan site or park as ’land on which
a caravan is stationed for the purposes of human habitation and land which is used in
conjunction with land on which a caravan is so stationed’.
20. It is contended that, from this definition, there can be no differentiation between
the land on which the caravans are stationed, or land which is associated with the
caravans, such as the recreational land of the appeal site. It is argued that they are
both a ‘caravan site’. Reference is made to the case of Wyre Forest DC v SoS
Environment and Allen’s Caravans [1990] WLR 517’, where it was found that any PP or
LDC issued under the provisions of the Planning Act, that related to ‘caravans’, must
apply the definition in the 1960 Act.
21. The case of ‘Burdle v SoS for the Environment and another [1972] 1 WLR 1207
(the Burdle case) is also referred to, in that it sets out the criteria to be considered to
determine the planning unit to establish whether or not a change of use might have
occurred. It was found that whenever it was possible to recognise a single main purpose
of the occupiers use of the land, to which secondary activities are incidental or ancillary,
the whole unit of occupation should be considered. Applying that test it is contended
that it is clear that the site as approved in 1961, and as it stands today, is a single
planning unit, part of which is the appeal site.
22. It is stressed that the Council is in agreement that the appeal site forms part of the
deposited plan WR/61/140 and that the lawful use of the appeal site is ‘likely to be to be
a caravan site’. The disagreement with the Council is in regard to the area covered by
the 1961 permission and whether it restricted the layout to the location and number
shown on the 1961 application plan. It is contended, therefore, that the appellant’s case
revolves around the extent of the 1961 permission, in the absence of a ‘red-line
boundary’.
23. Submitted drawing 10027-0011-01 shows plan WR/61/140 overlaid onto a 1945
aerial photograph. This shows the then ‘Overstones Solarium’, aligning with the planning
unit as a whole and what is considered to be the intended area covered by the 1961
permission. Because there are no planning conditions restricting the layout of the 1961
permission; because a SL had been issued and a PP, or deemed planning permission,
was required it is contended that in effect the Council granted PP retrospectively for the
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caravan site, thereby establishing the formal PU as per the deposited and approved
drawing WR/61/140.
24. Detailed arguments relating to the ‘Absence of a Red Line Boundary’ and the
‘Commencement of Planning Permission WR/61/0140’ are set out in paragraphs 5.22 to
5.44 and 5.45 to 5.55 of the appellant’s appeal statement respectively. The case of R v
Ashford Borough Council ex parte Shepway District Council [1988] PLCR 12 is relied
upon and this, in turn, refers to other case law which, amongst other things, clarifies the
law regarding the ambiguity and clarity of planning applications. It is contended that
the 1961 PP is clear and unambiguous and grants PP for a caravan site covering the land
shown on drawing WR/61/140.
25. Both the PP and the Site Licence (SL) refer to the same site area as covering the 70
acres. It is indicated that the SL application confirmed that the site did not benefit from
PP; that the application was claiming existing use rights and that the then owner of the
site was required to apply for a SL in accordance with 1960 Act. It is clear, therefore,
that the PP WR/61/0140 is directly related to the SL. Section 17(2) of the 1960 Act
states ‘On the making of an application …the LPA may grant permission for the use of
the existing site as a caravan site under Part III of the Act of 1947 as if the application
for the site licence were an application for such permission’.
26. Further evidence indicates that the SL was submitted to Wellingborough Rural
District Council (WRDC) on 10 October 1961. The LPA at that time was
Northamptonshire County Council (NCC) which consulted with WRDC. It is contended,
therefore, that entirely and logically, NCC issued the PP in line with section 17(2) of the
Act. Thus, this is not an unsupported ‘assumption’ as now suggested by the LPA.
27. It is contended that NCC intended to grant PP for the entirety of the site and that as
referred to previously, there were no restrictions or conditions applied to the permission
and the PP was retrospectively granted. The evidence presented by the appellant is
considered to provide overwhelming support that the 1961 permission was retrospective
and implemented at the time it was issued. It therefore remains extant within this
Appeal Site Area. The Council has not provided any evidence to suggest that the
appellant’s version of events is any less than probable.
28. Following the introduction of the 1960 Act any caravan site was required to seek a
SL. In the case of Overstone the PP was granted retrospectively in 1961 for the use of
the whole of the site as a caravan site. The aerial imagery and historic records
submitted by the appellant have demonstrated that this is the case. The use of land of
the appeal site is that for use as a caravan site where caravans can be positioned.
29. In refusing to issue a LDC the LPA has erred in its approach. It is clear from the
Council’s documents that it is seeking a level of proof which is not the correct test in law
with regard to an LDC application. The use applied for was lawful on the date of the LDC
application and it is contended that a LDC should be issued.
The gist of the case for the Council
30. The Council’s case is set out in the Delegated Report dated 22/2/19. As indicated
above the report sets out the detailed planning history and then refers to the Site and
Surroundings and the Application Background and Proposal. The latter section refers to
the case made on behalf of the appellant company and outlines details of the 1961
permission and the lack of a red-line boundary on the deposited plan. It is contended by
the Council, therefore, that this in itself casts doubt as to the parameters of the 1961
permission as granted.
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31. It is further contended that the Council ‘cannot categorically state that the land
subject to this 192 application was covered by this application’. It is stated that whilst it
is not contested that the land on the deposit plan (WR/61/140) has, and is, used as a
caravan park, the area the subject of the LDC application is currently a recreational field
and playground and does not accommodate caravans.
32. Reference has been made to the photographic evidence submitted and it is stated
that the 1961 application was ‘possibly triggered by the Caravan Sites and Control of
Development Act 1960 which introduced a requirement for a licensing of caravans’.
Reference is made to the Act indicating ‘on the making of an application to which this
section applies, the local planning authority to whom the application is made shall take
any steps required for transmitting the application to the local authority and the local
planning authority may grant permission for the use of the existing site as a caravan site
under Part III of the Act of 1947 as if the application for the site licence were an
application for such permission’.
33. It is contended that the lack of a red-line boundary makes the application unclear
and that the appellant has made an assumption that the application was retrospective to
fit the requirements of the 1960 Act. It is considered that the arguments put forward in
this respect ‘could be viewed as opinion rather than fact and can be countered’.
34. Firstly reference is made to limit of duration conditions which were not introduced
until the Town and Country Planning act 1968 under section 65. In effect this stated that
if any permission granted prior to this section had not commenced before the beginning
of 1968 then it would be deemed to have been granted subject to a condition that the
development must be commenced not later than the expiration of five years beginning
with the said commencement.
35. It is argued, therefore, that because there was no red-line boundary to the 1961
application, it cannot be stated without doubt whether the land the subject of the LDC
application was covered by the application. Furthermore if it cannot be shown that the
PP was implemented prior to 1968, then it would only have until 1973 to be
implemented and would have lapsed in 1974. There is nothing to indicate that this was
the case and it cannot be stated with certainty that the 1961 PP was implemented and
that ‘there are too many uncertainties’.
36. It is further stressed that there is no indication in the planning files as to when the
caravan site use commenced, although it is accepted that it is quite possible that the use
of the site for such a use may pre-date planning control in 1948. However, it is
considered that the lack of documentation to show that the permission was implemented
means that a LDC cannot be issued for what, in effect, would be an unrestricted use of
the appeal site.
37. The cases of R v Ashford Borough Council ex parte Shepway District Council [1999]
P&CR 12 (Ashford) and Barnett v SSCLG [2008] EWHC 1601 (Admin) (Barnett) are
referred to by the Council. In the first it was found that, although regard can only be had
to the PP itself plus any conditions and reasons, if the part of the PP which describes the
development incorporates the application by using such words as, ‘in accordance with
the plans and application’, the application can be taken into consideration when
construing the terms of the PP. In the case of Barnett, this approach was refined and it
was established that the approved drawings must be taken to be included in the
permission, because in many case it would be meaningless without the approved
drawings.
38. It is stressed that the 1961 permission did state that it should be in accordance with
the deposited plan, but that this is inconclusive as to the extent of the permission. It is
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considered that the deposited plan WR/61/0140 does not clarify conclusively which land
was subject to the PP.
39. The Council refers to the appellant’s reliance on the I’m Your Man case and that this
set a ‘precedent for believing that any control as to siting and numbers would have
needed to have been restricted by planning condition’. However, the Council stresses
that the siting of caravans on the land is a use of that land and not operational
development. And that operations that accompany such uses such as hardstandings,
roadways and drainage ‘are usually outside of planning control’.
40. It is contended that the proposed use is unlawful and that it has not been proved
that the appeal site is currently lawful as a caravan site . Neither has it been proven
that previous permissions for change of use relating to this site were ever implemented
and particular the 1961 permission where the site boundary was undefined. It is
concluded therefore that the application ‘does not demonstrate on the balance of
probabilities there is a lawful use of the land as a caravan site’
My assessment
41. Although Schedule I in the LDC refusal notice refers in full to the description of the
application, the Council’s reason for refusal, in Part II, does not refer exactly to what
was applied for in this case. The application sought a lawful certificate to the extent
that the ‘Land within the red line boundary can lawfully be used as a caravan site on
which caravans can be positioned’ (my underlining). On the face of their reason for
refusal and submissions, the Council appears to have simply considered whether or not
the use of the land as a ‘caravan site’ per se was lawful.
42. The full application had a second important element which also clearly also stated
‘on which caravans can be positioned’. Various questions need to be answered. Is the
site lawful as a ‘caravan site’ or ‘part of a caravan site’ and if so in what capacity and,
can caravans (any number) be lawfully positioned on the currently open land of the
appeal site?
The main issue
43. The main issue is whether or not the proposed use of appeal site, as a ‘caravan
site on which caravans can be positioned’, was lawful on 15 October 2018.
Reasons
44. Turning to the 1961 application I acknowledge that there is no red-line
demarcation of the site and that neither the appellant nor the Council has been able to
find any further information other than the deposited plan. However, having studied
the historic aerial photographs and the overlays and the 1961 deposited plan, I
consider that, on the balance of probabilities, the permission granted at that time
(whether retrospective or not) does relate to the whole of the land that now makes up
the whole of the OLHRP site.
45. Furthermore, I also consider that the OLHRP site currently comprises a single
planning unit and that it is occupied as such by the appellant company. However,
although one planning unit, there are three distinct areas with materially different
characteristics. These are the main and largest central area, comprising the seasonal
holiday caravan park; the smaller residential caravan area to the north and the
southern open part, the appeal site. The parts of the land on which caravans/mobile
homes are stationed are noticeably materially different in character to the open nature
of the recreational land of the appeal site.
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46. Turning to the deposited drawing WR/61/140, I accept that, in conjunction with the
other earlier aerial photographs (and overlaid drawings) it is clear that the then
‘Overstones Solarium’ site aligned with the planning unit as a whole and that it generally
covered the whole area of the 1961 permission.
47. Irrespective of whether or not the permission was retrospective. I consider that it
granted PP for the whole of the area (as shown on approved drawing WR/61/140) to be
used as a ‘caravan site’. It is clear that there were no planning conditions attached to
this permission, but it is also clear that the permission required the development to be
carried out in accordance with the approved deposited plan.
48. On the face of it, therefore, and on all of the evidence submitted in this appeal, the
deposited drawing is the only indication of what was physically granted PP and must be
the main determining factor of what was permitted in detail at that time. In line with the
case of Barnett, I consider that the deposited drawing must be taken to be included in
the permission and that, in the absence of any other layout drawings, what was granted
permission is as shown in the specific layout on that drawing.
49. I have concluded that the appeal site did form part of the overall site in 1961 and
that it is clearly shown on the submitted plan WR/61/140. The approval ‘Permission
for Development’ document clearly indicated that the development permitted was
‘Caravan site for seasonal use April to October in accordance with deposited plan No
WR/64/140’ (my underlining). As a matter of fact, therefore , I consider that the
layout as shown was approved.
50. I now turn to what the deposited plan actually indicated. To the north it shows
Young Spinney, Pond Spinney and Hayes Belt. Upper Pond and Pike Pond are shown
further to the south-west and the appeal site is shown in the southern-most part of the
land between Pike Pond and ‘Overstone Manor’. The ‘Legend’ to the approved plan
shows a specific layout, with proposed caravan positions marked by a rectangle and a
‘v’; chalet sites marked by a rectangle and a ‘c’; roadways with two parallel lines and
grass tracks with broken, dotted parallel lines.
51. The individual caravan (v) and chalet (c) locations are arranged around the edges
of the main spaces. From north to south there are 4 main open spaces, around which
the caravans and chalets are positioned. The southern-most space, to the north and
south of the site entrance, shows caravans and/or chalets to the northern, eastern and
southern boundaries. This area includes the appeal site at its southern end with some
caravans and/or chalets shown positioned on its eastern and southern boundaries.
Across the open part of the appeal site the plan indicates an area which appears to
have been for the ‘Approx position of 36 casual parking plots’.
52. However, there is no firm evidence before me to indicate that the 1961 plan
layout was actually carried out as indicated or, in particular, that caravans or chalets
were sited where indicated, including along the boundaries of the appeal site. Thus I
can understand the Council’s contention that the permission was not implemented.
53. The application for the LDC did not provide any documentation or photographic
evidence that the caravans and chalets were laid out as shown on the approved
drawing. On the basis of the submissions I accept that, on its face, the 1961
application was made in order to comply with the requirement of the 1960 Act and
that, on the balance of probabilities, it could have been a retrospective application.
54. However, between 1953, (from when there is clear photographic evidence) and the
1961 application, there is nothing to indicate that, either before or after the application
was submitted, the layout of the overall site was as shown on the approved drawing
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WP/61/0140. The 1950s aerial photographs do not show caravans and chalets around
the edges of the main spaces as shown on the drawing. They show what appear to be
smaller touring caravans and there is some reference to these having been subject to
the ’14 day rule’. Whilst accepting that the situation could have changed prior to the
1961 application, there can be no certainty that the approved layout either preceded
the date of the application in 1961 or that it was carried out afterwards in accordance
with the approved drawing. The evidence relating to the previous use of the site is
neither precise nor unambiguous.
55. The question of whether it was a retrospective application or whether it was
implemented as shown, does not alter the fact that in 1961 there was one occupied
planning unit and that this is still the case today. It is also a fact that the subsequent
planning permissions (at least 13), between 1961 and 2004, in conjunction with SLs,
were all lawfully implemented resulting in a complete transformation from the 1961
approved layout to what was on site in 2004 and what is on site today. These
approvals related to various parts of the overall site for changes of use of the land for,
amongst other things, mobile homes; residential caravan sites; sites for
weekend/holiday touring caravans; the siting of caravans and a change of use from
touring to static caravans.
56. None of these applications has been shown to refer to the appeal site. There is no
evidence to suggest that this part of the OLHRP site was used continuously for
anything other than open recreational space as part of the caravan site facilities for a
period of 10 years commencing on or before 15 October 2008. As referred to above
there is also no evidence that any of the caravans and chalets, shown on the approved
drawing, were positioned on this part of the site. The LDC application submission was,
in this respect, not precise or unambiguous.
57. Since the 1950s and 1961, the OLHRP site has clearly evolved from a relatively
open site, with touring caravans and static caravans and chalets around the edges of
the major open spaces, to the more densely packed areas of the site with its estate
road layout of static caravans as seen today. The site has gradually changed in its
layout and intensity relating to the usage of static holiday caravans and static
residential mobile homes. I did not note any touring caravans on the site during my
site visit. Although SLs have been issued for a total of 1075 caravans on the overall
site and there are only 695 on the site, there is nothing to indicate that any specific
permissions have been granted for the siting of caravans on the appeal site.
58. These applications and approvals over the years have gradually materially altered
the overall site layout in an incremental way and each of the above approvals must
have affected the character of usage. I consider that most of the new approvals and
changes of use and layouts would, as a matter of fact and degree, have affected the
character of the site, thereby opening up new phases or chapters in the character and
intensity of use of the planning unit as a caravan site. The fact that permissions were
applied for and granted indicates that these applications were considered to be
necessary and of such significance to materially change and evolve the character of the
OLHRP site.
59. But, although the character of the different parts of the overall site would have
changed over time, the principle of the use of the OLHRP land as a ‘caravan site’ (both
for holiday and residential caravans) has remained the same. Thus, the current open
recreational appeal site has been part of the ‘caravan site’ since the 1961 permission.
But, although the approved plan shows some units positioned along parts of its eastern
and southern boundaries, there is no firm evidence to indicate that, between 1961 (or
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for that matter 15 October 2008) and the date of this LDC application, there have been
any caravans stationed on this part of the OLHRP site.
60. The land has remained open providing the overall site with the various recreational
facilities referred to above. Physically there is no evidence that the recreational and
open ‘caravan site’ land has been used for the stationing of any caravans (either
tourers or static mobile homes) for a continuous period of 10 years from on or before
15 October 2018 until the date of the application. The land has functioned over the
years as a distinct and separate part of the planning unit, from the heavily developed
estate layouts to the middle and north of the OLHRP.
61. Turning to the LDC application I have already referred above to the fact that, in
effect, it is two parts and that there is a distinction between the use of the land as part
of the overall caravan site (recreational and open use) and the use of the land on
which caravans might be positioned. In my view, the positioning of caravans on this
part of the site will materially affect the character of the overall planning unit.
Furthermore, if caravans had been sited on this land, I consider that the material
change in character would have been be significant and that the LPA would have been
able to take enforcement action due to an intensification of use which changed the
character of the planning unit.
62. Over the years (since 1961) the numerous planning applications have set a
precedent for the incremental changes to the overall site. Each time that the
stationing of caravans on the OLHRP site had significantly altered, or a change of use
of any part of the site had occurred, planning permission was applied for in each case
(specifically the 13 relevant applications referred to above). The SLs would also have
had to form part of the lawful requirement for the caravan site use. Both PP and SL
must be in place for the use of the ‘caravan site’ to be lawful.
My conclusions
63. From all of the evidence submitted in support of the LDC application; from the
submissions of the appellant company, the Council and interested persons and from
my inspection of the OLHRP, I do not consider that that a LDC can justifiably be issued
in accordance with the application as made.
64. I find that the application itself is not robust, precise or unambiguous; that there
are significant ambiguities relating to the 1961 permission and that the appellant
company has failed to demonstrate, on the balance of probabilities, that the proposed
use of the appeal site as a ‘caravan site on which caravans can be positioned’, was
lawful on 15 October 2018.
65. There is no indication of how many proposed caravans (to be positioned on the
site), are considered to be lawful on the date of the application and, in any case, I
have indicated above that there is no precise or unambiguous evidence that the 1961
was implemented as the approved deposited drawing showed. This is particularly the
case in relation to the appeal site. Although the 1950s images showed individual
caravans on part of the land there is no evidence of any caravans on the land for a
continuous 10 year period commencing on or before 15 October 2008.
66. The fact that the other various applications have necessarily been submitted, in
order to ensure that the overall layout remained lawful in terms of the PPs and SLs,
reinforces my view that the same process is required in relation to any use of the
caravan site’s open recreational land for the additional positioning of caravans on the
overall site.
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67. I have concluded that the appeal site does form part of the overall planning unit
and that, since 1961 it has been, and still is, part of the OLHRP caravan site. I find
that, in principle, the existing and/or proposed lawful use of the land is that it can
continue to be used as part of the overall caravan site. However, it is not a caravan
site in its own right, any more than the other constituent parts of the holiday and
residential areas are separate caravan sites.
68. Neither, in my view, is it a ‘caravan site’ or even a part of the site on which any
number of caravans can be positioned without a separate planning permission. The
whole of the planning unit is the ‘caravan site’ and, over the years, the various
permissions granted, together with the SLs have resulted in the use of the whole site
as being lawful for planning purposes. The approved planning permissions and SLs
have established the lawful use of the current site.
68. The 1961 permission can only be relied upon to support the argument that the
whole of the OLHRP site is in use as a caravan site. Without a further granting of
planning permission in conjunction with the site licenses currently in place, it cannot be
relied upon to argue that the proposed positioning of any number of caravans would
have been lawful on the date of the application. Nor is the other evidence sufficiently
precise and unambiguous to indicate that this was the case. I consider that there is a
clear differentiation between the land on which the caravans can be positioned and
land which is associated with the caravans; the recreational appeal land.
69. I consider that any significant material deviation (such as the positioning of
caravans on the appeal site) from the incrementally developed current lawful layout of
the overall site, would have resulted in a contravention of planning control and would
mean that the LPA could have taken enforcement action within the relevant 10 year
period. It follows that I do not consider that the appellant company has demonstrated,
on the balance of probabilities, that the use of the ‘Land within the red line boundary
can lawfully be used as a caravan site on which caravans can be positioned’. The
appeal, therefore, fails.
Other Matters
70. The final comments dated 19 February 2020, submitted on behalf of the appellant
company covers three matters. The principle of the proposal, flooding impacts and
Traffic impacts. In relation to the first point there are matters raised relating to
submissions by Sywell Parish Council and an unidentified third party. These include
submitted photographs; the fact that the site has not been used for caravans; that the
2004 approval (WP/2004/0772) included holiday facilities such as the ‘Crazy Golf’; the
road legality of a static caravan and the fact that in the 1950s caravans might have been
on the site under the ’14 day rule’.
71. In response to these points the basis of the appellant’s case is generally repeated
(sections 5.3 and 5.4 to 5.7) and responses to the other points are set out. However,
the objections have not assisted me in my determination of this appeal. Matters relating
to flooding and traffic impacts go to the merits of the case and cannot carry any weight
in relation to whether or not the proposed use of the appeal land was lawful at the time
of the application.
72. In reaching my conclusions I have taken into account all of the submissions made
on behalf of the appellant company, by the Council and by interested persons. These
include the details of the LDC application; the initial appeal submissions; the full
planning history of the overall site; the detailed statements; the Council’s delegated
report; the drawn and photographic evidence and the appellant’s rebuttal statement
relating to the objections to the application (see above). However, none of these carries
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sufficient weight to alter my conclusions that a LDC should not be issued and nor is any
other factor of such significance so as to change my decision.
Formal Decision
73. The appeal is dismissed and a Lawful Development Certificate is not issued.

Anthony J Wharton
Inspector
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Appeal Decision
Site visit made on 16 March 2020 by L Wilson BA (Hons) MA MRTPI
Decision by Chris Preston BA (Hons) BPl MRTPI
an Inspector appointed by the Secretary of State
Decision date: 2 April 2020

Appeal Ref: APP/H2835/W/19/3243835
34 Castle Street, Wellingborough NN8 1LW
•
•
•
•

The appeal is made under section 78 of the Town and Country Planning Act 1990
against a refusal to grant planning permission.
The appeal is made by Holmwood Properties Ltd against the decision of Wellingborough
Borough Council.
The application Ref WP/19/00273/FUL, dated 6 May 2019, was refused by notice dated
18 October 2019.
The development is described on the application form as proposed dwelling.

Decision
1. The appeal is allowed and planning permission is granted for the proposed
dwelling at 34 Castle Street, Wellingborough NN8 1LW in accordance with the
terms of the application, Ref WP/19/00273/FUL, dated 6 May 2019, and the
plans submitted with it, subject to the attached schedule of conditions.
Appeal Procedure
2. The site visit was undertaken by an Appeal Planning Officer whose
recommendation is set out below and to which the Inspector has had regard
before deciding the appeal.
Preliminary Matters
3. The description of development above is taken from the planning application
form. The Council gave a different description on the decision notice as follows:
Proposed 2.5 storey dwelling – re-submission following withdrawn application
ref: WP/18/00748/FUL - changes to design and siting; blocking up of side
windows serving 34 Castle street (Amended plans and description)
4. The appellant has used that description on the appeal form. In the formal
decision I have used the description from the application form as it is a more
precise and accurate reflection of the development.
Background and Main Issues
5. The application is a resubmission of a previously withdrawn scheme1. The
original application was withdrawn due to concerns relating to design and
parking arrangements for the site. The appeal proposal was deferred by
members at the Planning Committee in August 2019 to enable further parking

1

WP/18/00748/FUL
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surveys to be carried out and was re-presented to the Committee in October
2019.
6. The main issues are the effect of the proposal upon:
i.

The character and appearance of the area;

ii.

The living conditions of the occupants of No. 34a and 34, having regard
to outlook and light; and

iii.

Highway safety, having regard to parking provision.

Reasons for the Recommendation
Character and Appearance
7. Castle Street is an attractive tree-lined, residential street. This section of Castle
Street is largely characterised by Victorian dwellings of various types. There are
also small flatted developments within the vicinity of the site. The properties
are generally set back from the highway behind a low brick wall and small front
garden. The appeal site currently forms part of No.34’s garden. I note that the
Council’s Design and Conservation Officer did not object to the proposal and
considered that the proposal would complement the character and appearance
of the street.
8. The appeal site does not make a significant contribution to the character of the
area as it is enclosed by a fence and large gaps to the side of properties are
not a common feature within the surrounding area. The design of No. 34 and
No. 34a are different. However, within Castle Street there are dwellings of
various types siting amongst one another. For example, on the opposite side of
the road, No. 19a, appears to be an infill property which does not reflect the
design of the adjoining dwellings. Similarly, to the south of the site is No. 46
which has a similar appearance to the host property with a double frontage and
lower ridge height compared to the adjacent 2.5 storey end of terrace, No. 44.
There is also a small gap between No. 46 and 44 which have differing
appearances. Accordingly, the appeal site does not form an essential gap and
the proposed dwelling would not appear cramped in the context of the
surrounding area.
9. Although the dwelling would be detached, the scheme has clearly been
designed to respond to the established character and appearance of the
surrounding area. The width of the proposed plot would be undoubtedly smaller
than No. 34’s. Nonetheless, No. 34 is wider than the majority of dwellings
within the street and, as highlighted above, within Castle Street it is not
uncommon for dwellings of differing types to sit amongst one another. The
width of the proposed dwelling would be similar to the surrounding terraces.
The building line and front dormer window would also be sympathetic to the
local area.
10. A balcony is proposed to the rear of the proposed property. Although balconies
are not characteristic of the area, given its position to the rear, it would not be
prominent from public vantage points.
11. Within the street scene, there are a mix of two, two and a half and three storey
properties. The proposed dwelling would be two and a half storey which would
not appear out of character within the context of its surroundings. The
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staggered ridge height would also not unduly detract from the street’s
character because of the differing heights of dwellings and land level changes
within the area. Overall, the design, height and massing of the proposed
development would appear neither cramped nor out of keeping with the street
scene.
12. Adjacent to the appeal site is an established Lime Tree. The tree makes a
positive contribution to the area and forms part of a row of trees. The Council’s
Landscape Officer did not object to the scheme and was satisfied that the
development would not adversely affect the tree. The proposal seeks to
remove a number of trees towards the front of the appeal site to accommodate
the development. Although the removal of these trees is regrettable, they are
not protected and do not significantly contribute to the character of the area.
13. For these reasons, I find that the development would not have a materially
harmful effect on the character and appearance of the area. Accordingly, the
proposal would not conflict with Policy 8 d) i) and ii) of the North
Northamptonshire Joint Core Strategy 2011-2031 (2016) (CS). This Policy
seeks, amongst other matters, to ensure new development responds to local
character.
Living Conditions
14. The Council is concerned that the development would have a detrimental
impact upon the side windows of No. 34 and No. 34a. On my site visit, I
observed that the side windows of No. 34 have been bricked up and therefore
the proposal would not cause harm to the living conditions of the occupants of
that property.
15. From the evidence before me, the Council is primarily concerned with the
impact of the development upon the north facing side window in No. 34a,
directly adjacent to the boundary wall. This window is made up of a number of
obscured glass blocks. The occupants of No. 34a have submitted photographs
which demonstrate that this is a secondary window serving a dining room.
16. I visited the site late morning and observed that the north facing, side window
is already shadowed. The main outlook of the dining room is not obtained from
this window. The proposal would not reduce levels of light to the dining room to
a material degree because the window in question is not the principal window.
Thus, given that this window currently has obscure glazing and the principal
window does not face the appeal site the proposal would not have an
overbearing, oppressive nor dominating impact. The principal window would
continue to provide an open outlook and suitable levels of light.
17. For those reasons, the proposed development would not have an unacceptable
effect on the living conditions of the occupants of No. 34a and 34, having
regard to outlook and light. Accordingly, it would not conflict with Policy 8 e) i)
of the CS. This Policy seeks, amongst other matters, to ensure new
development does not have an unacceptable impact on the amenities of
neighbouring properties.
Highway Safety
18. The scheme makes no provision for off road parking. The appellant submitted a
parking survey with the planning application to demonstrate that there is
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sufficient on road parking within the vicinity of the site. A number of local
residents have raised highway safety as an issue.
19. Framework Paragraph 109 states developments should only be prevented or
refused on highways grounds if there would be an unacceptable impact on
highway safety, or the residual cumulative impacts on the road network would
be severe. Policy 8 b) ii) of the CS seeks to ensure that new development
provides safe and pleasant streets and spaces by ensuring a satisfactory means
of provision for parking.
20. From the evidence before me, I understand that Northamptonshire County
Council (NCC) act as the local highway authority and has not objected to the
scheme. NCC has confirmed that the submitted parking survey accords with
their required specification. The survey results indicate that on Tuesday 19
March 2019 there were 33 unrestricted parking spaces available within the
locality of the site, and on the Sunday 24 March 2019 there were 28. Thus, the
survey results indicate that on street parking accommodation can be found in
the vicinity of the proposed development. Residents have submitted
photographs of parking within the local area, but I am not convinced that these
provide a true reflection of parking within the vicinity of the site and meet
NCC’s required specification for such surveys.
21. At the time of my site visit there were numerous on-street parking spaces and
traffic flow was low. I acknowledge that this was only a snapshot during the
day and there may well be less available spaces and increased traffic flow at
other times. A limited number of dwellings benefit from off-street parking and
therefore the reliance of on-street parking is not unusual within the area.
22. The Council consider that the parking survey did not accommodate for events
at the nearby facilities such as the theatre and Wellingborough School. The
appellant declined to undertake an additional parking survey, as requested by
the Planning Committee in August 2019, because the highway authority
confirmed that a further parking survey was not a requirement. The Council
has not provided any compelling evidence of its own to demonstrate how often
such events take place or to indicate that there is not sufficient on-street
parking in normal circumstances.
23. Local residents have suggested that the flow of traffic on Castle Street has
increased and can get gridlocked which can result in arguments between
drivers. Residents have also reported damage to cars and consider parking
elsewhere to be unsafe and not convenient. However, the information
presented is to some extent anecdotal and is less comprehensive than the
parking survey which was completed in accordance with the guidance of the
highway authority. I do not doubt that there may be occasions when the street
becomes busy and parking spaces are in high demand but from the information
before me I am satisfied that sufficient space will be available most of the time
to accommodate the limited additional parking associated with a single
dwelling.
24. On occasions when no spaces are available residents may need to park further
afield on nearby streets. I visited Castle Road on my site visit and observed
that the majority of the highway is overlooked by properties. Consequently, on
the limited occasions when parking may be required in that location I am
satisfied that it would not lead to anti-social behaviour or crime. A large
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proportion of Irthlingborough Road has restricted parking due to double yellow
lines and parking is therefore unlikely to occur in that location.
25. I can understand why residents would prefer to park on Castle Street, however
parking on a nearby road is not uncommon in an urban area where there is
limited off-street parking. On the information before me I am satisfied that
sufficient on street parking will generally be available on Castle Street to
accommodate the additional demand from a single dwelling and, even in
occasions where that would not be the case, provision would be available in
nearby streets. Whilst that may lead to occasional inconvenience, the small
amount of additional parking demand can be accommodated satisfactorily on
the highway network.
26. For the reasons above, the proposal would not have an unacceptable impact on
highway safety, having regard to parking provision. Consequently, it would
accord with Policy 8 b) ii) and 8 e) iv) of the CS. This Policy seeks, amongst
other matters, to ensure that new development provides suitable and safe
parking provision.
Other Considerations
27. The site is located within 3km of the Upper Nene Valley Gravel Pits Special
Protection Area (SPA) and Ramsar Site, both of which are designated sensitive
areas as defined by the EIA Regulations. The SPA covers approximately 1358
hectares across four local authorities in Northamptonshire. It is a composite
site comprising 20 separate blocks of land and water fragmented by roads and
other features. The SPA was designated for its wintering habitat for wildfowl
and wading birds (in particular bittern, gadwall and golden plover) and its
assemblage of over 20,000 non-breeding water birds. These species are the
qualifying features for the SPA.
28. The evidence before me is clear that the proposal, particularly when combined
with other development in the area, would have a significant effect on the SPA
due to an increased disturbance through recreation activity. Most visits are
made by people who live within 3km of the SPA, who visit very frequently for
relatively short periods of time. An increase in visitors would in turn increase
the level of disturbance to the wintering water birds, particularly through dog
walking. As such it is necessary to undertake an Appropriate Assessment to
consider whether the proposal would adversely affect the integrity of the
habitat site.
29. As noted, without mitigation the proposal would be likely to have adverse
effects on the integrity of the SPA, in combination with other planned
development. The appellant has made a mitigation payment to the Council in
accordance with Upper Nene Valley Gravel Pits Special Protection Area:
Supplementary Planning Document (2015) (SPD). This financial payment would
be put towards various measures to reduce the impacts of the proposed
development including screening areas from public access, raising awareness
and funding on site wardens. Natural England (NE) has an agreement with the
Council that they do not need to be consulted upon planning applications of
less than 10 dwellings within the 3km buffer. Moreover, NE has confirmed that
it does not need to be consulted on Appropriate Assessments for planning
applications within the buffer zone for residential developments of that scale.
Accordingly, they have not provided a site-specific response to the proposed
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development and I have not consulted them prior to carrying out this
assessment.
30. The SPD has been developed with Natural England and the RSPB; the
contribution is an agreed approach between the parties. There is a wellestablished steering group made up of the Local Authorities, Natural England
and the Local Wildlife Trust which monitor the mitigation money and authorise
the mitigation work to go ahead based on disturbance data and access data
collected across the SPA. Consequently, whilst the financial contribution has
been made through section 111 of the Local Government Act 1972, as opposed
to a s106 agreement under the Town and Country Planning Act 1990, I am
satisfied that sufficiently robust measures are in place to ensure that the
necessary mitigation measures will be undertaken.
31. I therefore find that, subject to the proposed mitigation, towards which a
proportionate contribution has been made, the proposal would not result in an
adverse effect on the integrity of the SPA and Ramsar Site.
32. The appeal site is also situated outside but in proximity to the boundary of the
Wellingborough Conservation Area (CA). The Council raise no concerns in
respect of the effect of the development on the setting of the CA, and I have
no reasons to consider otherwise. To the rear of the site is dense vegetation
which screens the site from the CA. The scheme would not unduly interrupt
views of the CA, nor would it have any notable impact on how the heritage
asset is experienced. I am satisfied that the development would have a neutral
impact on the designated heritage asset and would preserve the character and
appearance of the CA.
33. I note that the occupiers of No. 34a are concerned that the development would
cause issues with repairs and general maintenance given the proximity of the
proposed dwelling to the side of their property. The Council did not raise this as
an issue and no substantive evidence has been provided to demonstrate that
this would amount to a reason to withhold planning permission. The occupants
of No. 34a do not own the land to the side of their property and therefore it is
outside of their control. The planning system operates in the public interest and
does not seek to protect private interests.
34. I sympathise that interested parties have found the process stressful. However,
those concerns do not amount to planning matters. Residents have also stated
the dwelling is not needed due to housing developments elsewhere in the town.
However, I have not been provided with any supporting information with
respect of the housing needs of the district. Notwithstanding that point, there is
no cap on housing numbers within the area. If a policy compliant proposal is
put forward there would be no reason to withhold planning permission on
account of development being brought forward elsewhere.
Conditions
35. Several conditions have been suggested by the Council. These have been
assessed in light of guidance found in the Planning Practice Guidance and
where necessary the wording has been amended for clarity and precision.
36. I have imposed the standard conditions relating to the commencement of
development and specifying the relevant plan in order to provide certainty. In
the interest of visual amenity, conditions relating to materials and boundary
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treatment are necessary. Policies 30 c) and 9 of the CS require compliance with
standards on accessibility and water use. Therefore, conditions to secure these
aspects are considered reasonable.
37. The Council has suggested conditions which seeks to remove permitted
development rights and to prevent the change of use of the C3 (a) dwelling.
Such conditions can only be imposed in exceptional circumstances and where
there are clear reasons for imposing them. The dwelling would be a normal
sized property on a reasonably sized plot of land and its relationship with
neighbouring properties is not out of the ordinary in an urban area. There is
nothing to indicate that the intention is to convert it to any other use or that
any harm would result if that did occur. Based on the evidence submitted,
these conditions are unjustified and unreasonable.
38. Additionally, the suggested condition relating to infilling windows on the
southern elevation of No. 34 is unnecessary as these have already been
infilled. A condition restricting construction and delivery hours, is also
considered unjustified and unreasonable given the nature and scale of the
development within an urban environment.
Conclusion and Recommendation
39. For the reasons given above I recommend that the appeal should be allowed,
subject to the imposition of all necessary conditions.

L M Wilson
APPEALS PLANNING OFFICER
Inspector’s Decision
40. I have considered all the submitted evidence and the Appeal Planning Officer’s
report, and, on that basis, I agree and conclude that the appeal should be
allowed subject to the conditions attached.

Chris Preston
INSPECTOR

https://www.gov.uk/planning-inspectorate

7

Appeal Decision APP/H2835/W/19/3243835

Schedule of Conditions
1) The development hereby permitted shall begin not later than 3 years from
the date of this decision.
2) The development hereby permitted shall be carried out in accordance with
the following approved plan: 03-18-01 C.
3) No development above slab level shall take place until a sample panel of the
materials to be used in the construction of the external surfaces have been
prepared on site for inspection and approved in writing by the local planning
authority. The development shall be constructed in accordance with the
approved sample, which shall not be removed from the site until completion
of the development.
4) No development above slab level shall take place until a plan indicating the
position, design, materials and type of boundary treatment to be erected has
been submitted to and approved in writing by the local planning authority.
The development shall not be occupied until the approved boundary
treatment has been provided. The approved boundary treatment shall be
retained thereafter.
5) The dwelling hereby approved shall be built to meet the requirements of the
national Accessibility Standards in category 2 (accessible and adaptable
dwellings) in accordance with the schedule of the Approved Document M of
the Building Regulations (2015).
6) The dwelling hereby approved shall incorporate measures to limit water use
to no more than 105 litres per person per day within the home and external
water use of no more than 5 litres per day in accordance with the optional
standard 36 (2b) of Approved Document G of the Building Regulations
(2015).
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Site visit made on 11 February 2020
by J Williamson BSc (Hons) MPlan MRTPI
an Inspector appointed by the Secretary of State
Decision date: 29 May 2020

Appeal Ref: APP/H2835/W/19/3241798
Land adjacent to western edge of railway, off Station Road, Irchester,
Wellingborough.
•
•
•
•

The appeal is made under section 78 of the Town and Country Planning Act 1990
against a refusal to grant planning permission.
The appeal is made by Mr Willmott against the decision of the Borough Council of
Wellingborough.
The application Ref WP/19/00140/FUL, dated 14 March 2019, was refused by notice
dated 12 June 2019.
The development proposed is erection of an agricultural building and new access and
retention of the hardcore and bunding left by Network Rail.

Decision
1. The appeal is dismissed.
Procedural Matters
2. The site address provided on the application form is “130 High Street,
Irchester, Wellingborough NN29 7AB” with easting and northing grid references
provided. The site address provided on the appeal form is “Station Road,
Irchester, Northamptonshire” with easting and northing grid references also
provided, though these do not correspond with the grid references provided on
the application form. The address given on the Council’s decision notice is
“Land adjacent railway and 136 Cornerfield Nursery, High Street, Station Road,
Irchester, Wellingborough, Northamptonshire.” The site is evidently off Station
Road and not on or off High Street. The site is adjacent to the railway.
However, it is not clear that any part of the site is adjacent to land associated
with 136 High Street. Due to the lack of clarity I have used the following
address in the header which, with reference to the plans, clearly identifies the
site: Land adjacent to western edge of railway, off Station Road, Irchester,
Wellingborough.
3. During the application process an amended plan was submitted to the Council,
which moved the proposed building away from the south-eastern edge of the
site and closer to the north-western boundary. For the avoidance of doubt, I
have made my decision based on the amended plan.
4. One of the Council’s reasons for refusal relates to the proposal having a
harmful effect on the setting of a Grade I Listed Building (LB), St Katherine’s
Church. I note that Heritage England (HE) were not consulted on the
application during the application process. In accordance with HE guidance for
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it to be consulted on all applications potentially affecting the setting of Grade I
LBs, HE was consulted during the appeal process. Comments were received
and parties were given the opportunity to respond. I have taken account of the
comments and responses received in reaching my decision.
Main Issues
5. The main issues are:
•

the effect of the proposed development on the character and appearance of the
area, with particular regard to the size, scale and design of the building, extent
of hardstanding and bunding, and

•

whether the proposed development preserves the setting of the Grade I Listed
Building, namely the Church of St. Katherine.

Reasons
Effect on the character and appearance of the area
6. The site comprises what was, until recently, the south-eastern end of a field in
agricultural use. When I undertook my site visit it was being used as a
compound by Network Rail whilst undertaking work on the adjacent railway
line. The field is one of several located between the rear of the buildings on the
eastern side of High Street and the western side of the railway, which the site
abuts. High Street, the historic core of the village of Irchester, is to the west.
Two footpaths, TL14 and TL18, run from the southern tip of the site towards
High Street, one in an east-west direction and the other in a south-east to
north-west direction.
7. Notwithstanding the temporary buildings erected by Network Rail, except for a
small residential development located off Station Road, Biscay Close, the view
north from Station Road is one of gently undulating farmed slopes with
expansive, panoramic views across the valley, towards the River Nene. The
open fields between High Street and the railway make a significant contribution
to the character of the area and provide a strong boundary feature to the
settlement of Irchester, ensuring it is separated from its neighbours, Knuston
and Rushden. Such views are characteristic of the surrounding area.
8. The height of the proposed building, at around 6.6 m, would project above
surrounding field hedges. As such, the proposed building would be visible from
footpaths within the vicinity of the site. Within the landscape context described
above, I consider the relatively large building proposed, along with retention of
hardstanding, which extends across the entire site, and the 2 earth bunds
along its north-western and south-western boundaries, would significantly
interrupt the views across the valley. Agricultural machinery and vehicles
parked on the site would also contribute to disrupting the view. Consequently, I
conclude that the existing development of hardstanding and bunds, and the
proposed building, due to its size and scale, would substantially harm the
character and appearance of the landscape and therefore the surrounding area.
9. I note the appellant’s suggestion that the landscape and land use is
agricultural, and as such one would expect to see agricultural buildings within
such a context. I do not disagree with this general assertion. I also note that
the design is typical of agricultural buildings in the wider area and that the
external materials of the building could be controlled by condition, should the
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appeal be allowed. However, it does not logically follow that agricultural
buildings of any size could be sited anywhere within the landscape without
harming the landscape’s character and/or appearance. Furthermore, the
2 earth bunds are not typical features within the landscape and, combined with
the siting of an extensive area of hardstanding in this location, these features
significantly harm the appearance of the field and the wider landscape setting.
10. As such, the proposed building and existing hardstanding and bunding sought
to be retained after use of the site as a compound for Network Rail has ceased,
would not accord with policies 3 and 8 of the Northamptonshire Joint Core
Strategy 2011-2031 (2016) (NJCS), or paragraph 127 of the National Planning
Policy Framework (the Framework). These policies require, among other things,
development to be located and designed in a way that is sensitive to its
landscape setting; sympathetic to and conserves or enhances the character of
the landscape; safeguards or enhances important views and responds to local
topography and landscape setting.
Effect on setting of Grade I Listed Building
11. Under s66(1) of The Planning (Listed Building and Conservation Areas) Act
1990 I have a duty to give considerable importance and weight to the
desirability of preserving the setting of a Listed Building. In addition, paragraph
193 of the Framework advises that 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.
12. The tower and spire of the Church of St. Katherine are clearly visible against
the skyline above High Street when viewed from the east, including when
viewed from the section of Station Road adjacent to the site. It is the focal
point of the settlement, and the prominence of the tower and spire in
surrounding landscape views is a key part of the building’s significance. As
noted above, the Church is Grade I Listed, which is the highest level of
significance. It dates to the late 12th century and has many significant
architectural features, including the tower and spire, which dominate the wider
views of gently undulating farmed slopes across the valley. The Framework
defines setting as the surroundings in which a heritage asset is experienced. I
consider the open, surrounding landscape setting within which the site is
located makes a significant contribution to the setting of the Church and that
the setting makes an important contribution to the LB’s significance.
13. Having re-sited the proposed building, in an effort to remove it from the view
towards the Church tower and spire, the appellant submitted a visual
assessment plan. The appellant asserts that the proposed building would only
impact on the view of the Church for a stretch of 10 m from the railway bridge.
However, I consider that a person’s view from this point, and other points
along the stretch of Station Road adjacent to the site, would, to varying
degrees, provide a field of vision that would include an expanse of the open
fields, much of the built form on the eastern side of High Street, including the
Church tower and spire, as well as the proposed building. Additionally, the
hardstanding, bunds and associated machinery and vehicles, would also form
part of such views. Consequently, I conclude that the retained and proposed
development would interrupt views of the Church’s tower and spire, which
would significantly and detrimentally alter the setting of the LB and its
significance that I have identified.
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14. Although I have concluded that retention of the existing, along with the
proposed development, would significantly harm the setting of the LB, I
consider the harm to be less than substantial with respect to paragraph 196 of
the Framework. In such circumstance the Framework advises that the harm
should be weighed against the public benefits that would result from the
development.
15. I note the appellant asserts that the proposed building would be used by a local
agricultural business which employs local people. However, I have not been
provided with any detailed evidence of the business, the agricultural need for
the proposed building or whether the proposal would support employment
opportunities. Consequently, I have no evidence that the proposal would
provide public benefits that would outweigh the harm to the setting of the LB I
have identified.
16. Bearing the above factors in mind, I consider that the retention of the existing
hardstanding and bunds and the proposed building would not accord with
Policy 2 of the NJCS, Policy 2 of the Irchester, Knuston & Little Irchester
Neighbourhood Plan (2017) or heritage policies in the Framework. These
policies collectively seek to ensure developments protect, preserve and where
appropriate enhance heritage assets, including their setting.
Other considerations
17. The appellant considers there to be a fallback position which should be
considered as an important material consideration. It is asserted that after
Network Rail leave the site the hardstanding and bunding could remain and the
land would revert to agricultural use. In addition, it is suggested that the
appellant could, at such time, exercise permitted development rights and erect
an agricultural building.
18. I do not have full details before me regarding the licensing agreement between
Network Rail and the land-owner, the grounds on which the development has
been undertaken by Network Rail or what the requirements would be in respect
of how the site would be left following Network Rail’s departure. Nor do I have
any details of the agricultural unit to which the land relates. Therefore, I have
no evidence to clearly indicate that a building could be erected under permitted
development rights, and if so, what the details of it would be. I therefore
attribute limited weight to this matter. Consequently, I conclude that there are
no other considerations that would outweigh the harm I have identified in
respect of the character and appearance of the area and setting of the LB.
Conclusion
19. In light of the above, I conclude that the appeal is dismissed.

J Williamson
INSPECTOR
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