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Updates
Additional consultation responses:
Anglian Water: Comments can be summarised as: Happy with the Flood Risk Assessment but would state that the proposed
connection point in the footpath will require the crossing of third party and permission of the landowner will need to be sort prior
to commencement.
The Council’s Waste Management Team has reviewed the revised swept path analysis details and their only concerns now
relate to the width of the access. As noted at 7.12.2 of the committee report a road width of 5.5 metres would prevent
obstruction from occurring, however, the road layout proposed is the same as the extant permission for the site and therefore it
would be unjustifiable to refuse planning permission on the grounds of access width.
Wildlife Trust: The Wildlife Trust finds the scope and content of the submitted surveys acceptable and satisfactory. The
Conclusions and Recommendations sections should be secured by condition.
Further comments from local residents can be summarised as:
•
•
•
•
•

Plots 5, 6, 7 and 8 should be amended to change the outlook from these four properties.
Too many houses too close and overlooking neighbouring properties.
The existing road layout will not be suitable for the extra traffic which will bring approximately 25-30 cars.
The proposed alterations will make it a one way street.
A site visit should be carried out by the local planning authority to assess the impact of the traffic flow.

Officer’s response to neighbour comments:
• The proposal would not result in an unacceptable impact on neighbouring amenity as identified at section 7.4 of the
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•
•
•

committee report.
The proposed layout is considered acceptable and would not appear cramped or result in any undue harm on
neighbouring amenity.
The Local Highway Authority is satisfied with the proposed road layout. In addition the submitted road layout already
has approval as part of an earlier scheme for 14 dwellings.
A site visit has been carried out by the local planning authority prior to determination.

Informatives and conditions:
The Environment Agency has recommended the following informative:
It is recommended that the developers should:
1. Follow the risk management framework provided in CLR11, Model Procedures for the Management of Land
Contamination, when dealing with land affected by contamination.
2. Refer to the Environment Agency Guiding principles for land contamination for the type of information that is required in
order to assess risks to controlled waters from the site. The Local Authority can advise on risk to other receptors, such
as human health.
3. Refer to www.environment-agency.gov.uk for more information. In order to develop a robust conceptual site model, it is
considered that sampling should target all potential sources of contamination at the site. Where groundwater is
encountered it is considered that groundwater samples should be collected from permanently installed groundwater
monitoring wells on a minimum of two occasions, in order to further assess the risks to a Secondary Aquifer. Samples
should be analysed for all potential contaminants of concern and hydrocarbon analysis should be speciated.

In order to secure the affordable housing the following condition is recommended:
•

The development shall not begin until a scheme for the provision of Affordable Housing as part of the development has
been submitted to and approved in writing by the local planning authority (“the Approved Affordable Housing
Scheme”).
• The Affordable Housing shall be provided in accordance with the Approved Affordable Housing Scheme and shall
meet the definition of Affordable Housing in Annex 2 Glossary of the National Planning Policy Framework or any future
national guidance that replaces it. The scheme shall include:
• The numbers, type, tenure and location on the site of the affordable housing provision to be made which shall consist
of 100% of the development as Affordable Housing in accordance with the Affordable Housing Mix and not less than
25% of the Affordable Housing as Shared Ownership Housing and not less than 75% of the Affordable Housing as
Social Rented Housing.
• The arrangements for the transfer of the Affordable Housing to an Affordable Housing Provider or the management of
the Affordable Housing if no Registered Social Landlord involved).
• The arrangements to ensure that such provision is affordable for both first and subsequent occupiers of the Affordable
Housing.
• The Social Rented Housing will be allocated in accordance with the Council’s Housing Allocation Policy and any such
documents which replace or amend this.
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•
•

Not to use the Shared Ownership Housing for any purpose other than for Shared Ownership Housing.
Not to use the Social Rented Housing for any purpose other than for Social Rented Housing.
Reason: To ensure that the provision of Affordable Housing is met on site in order to make the development
acceptable and in accordance with the NPPF and Policy 15 of the North Northamptonshire Core Spatial Strategy.

The following informative is recommended to clarify the terms within the above recommended condition:
“The following definitions apply to condition 30:
Affordable Housing – has the same meaning as set out in Annex 2 Glossary of the National Planning Policy Framework.
The Affordable Housing Mix – 11 x two – bed houses and 6 x three – bed houses.
Shared Ownership Housing – means housing purchased on a shared ownership basis whereby not more than 75% and not
less than 25% of the equity is initially sold to a purchaser by a Registered Provider with the flexibility to increase the degree of
ownership to 100% at a cost above that of Social Rented Housing but below open market levels and subject to the criteria in the
definition of Affordable Housing above.
Social Rented Housing – is social rented housing owned by local authorities or private registered providers (as defined in
Section 80 of the Housing and Regeneration Act 2008) for which guideline target rents are determined through the nation rent
regime.”

The Local Highway Authority has recommended some conditions. The purpose of the conditions is to ensure that arrangements
for the future management and maintenance of new roads within developments are confirmed at the planning stage. It then
ensures that roads are completed to an adoptable level and maintained in an appropriate way in advance of public adoption via
agreements under Section 38 of the Highways Act 1980 or until a suitable private management and maintenance
company/agreement is in place. The following conditions are therefore recommended:
•

No development shall be commenced until and 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
development phases and the standards that estate streets serving each phase of the development will be completed.
Reason: To ensure that the estate streets serving the development are completed and thereafter maintained to an
acceptable standard in the interest of residential/highway safety; to ensure a satisfactory appearance to highways
infrastructure serving the development; and to safeguard the visual amenities of the locality and users of the highway.

•

No dwellings shall be occupied until the estate streets affording access to those dwellings has been completed in
accordance with the Estate Street Phasing and Completion Plan.
Reason: 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; 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.
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•

No development shall be commenced 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: In the interests of highway safety.

•

No development shall be commenced 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 otherwise agreed in writing
by the local planning authority.
Reason: In the interests 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.

The following informatives are recommended:
•

The applicant is advised to obtain the written approval of the Local Highway Authority for the details required under
conditions 31 and 32, prior to the submission of such details to the local planning authority in seeking to discharge the
said conditions. Such details, as may be submitted to the Local Highway Authority, could be subject to technical and
safety assessments/audits, which may result in changes to the layouts and alignments as shown on any indicative
layouts approved by virtue of the planning permission. The applicant is advised that the local planning authority may
reject details submitted to them for the discharge of the condition without evidence of technical approval from the Local
Highway Authority.

•

The applicant is advised that to discharge condition 33 that the local planning authority requires a copy of a completed
agreement between the applicant and the local highway authority under Section 38 of the Highways Act 1980 or the
constitution and details of a Private Management and Maintenance Company confirming funding, management and
maintenance regimes.

•

The applicant is advised to obtain a technical approval for all estate street details from the Local Highway Authority prior
to the submission of such approved details to the local planning authority to discharge condition 34 of this consent.

•

No works within the existing adopted highway may commence without the express written permission of the Highway
Authority. This planning permission does not give or infer such permission. The subsequent submitted details shall
illustrate a housing development in accordance with Northamptonshire County Council “Place and Movement Guide” or
other approved design details, which is to the Local Highway Authority’s adoptable standard. Subject to their
construction and in accordance with the specification of Northamptonshire County Council and to an appropriate
agreement within the Highways Act 1980, consideration will be given to the adoption of the ways giving access to the
proposed development as highway maintainable at the public expense. Full engineering, drainage, street lighting and
constructional details will be required to process such an agreement. Any details submitted will be subject to a technical
and safety audit that may result in changes to the details of the street and junction etc required to discharge the
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relevant conditions above.
Condition 15 should be amended to read as follows:
•

The development hereby permitted shall be carried out strictly in accordance with the plans received by the local
planning authority on 12 November 2013, 29 November 2013, 5 December 2013, 10 September 2013, 29 August 2013
and 20 December 2013, drawing numbers: SK02C Swept path analysis, SL-FP-01V Site layout, LP-OP-01B Site
location plan, Parking bay dimensions, A_03B House type A elevations, B1_02A House type B1 elevations, CS_01
Shed for cycle storage plans and elevations,C_04B House type C elevations, A_02E House type A elevations, B_02E
House type B elevations, B1_01A House type B1 floor plans, House type D and E floor plans, D&E_02 House type D
and E elevations, C_01D House type C floor plans, B_01F House type B floor plans, E02DProposed long sections and
A_01E House type A floor plans.
Reason: In order to clarify the terms of the planning permission and to ensure that the development is carried out as
permitted.

Please note that there is an error in the numbering of the conditions on page 18. This will be corrected for the purposes of
issuing a decision. This only affects conditions 16-19.

13/00839/VAR

Marriotts Builders Yard 160 Washbrook Road Rushden

Page 21

Updates
Officers would like to stress that this application does not propose any changes to the existing delivery times; therefore
Members and Officers should not include the issue of noise nuisance with regards to deliveries as part of the consideration for
this application.
Environmental Protection has confirmed that no complaints have been received, recently or in the past, about the light emitted
from the existing shop front or ‘ASDA’ signage along Higham Road.
Since the committee report was written, two letters of objection have been received (both from neighbours who have already
commented). The additional points raised are as follows:
• It would be wrong to assume that the activity in the delivery yard is solely to do with deliveries.
• If condition 28 concerning opening hours is changed then the meaning of condition 27 to do with the lighting and
access gates would also change. If ASDA currently need to operate within the delivery yard 2 hours before the store
opens, will this mean that they will be in the delivery yard 2 hours before the new opening times?
• ASDA has planning permission to build an enclosed warehouse extension.
Officers recommend that condition 27of the original outline application is amended for clarity, and to reduce the time that the
store and car park lighting (not including the lighting within the underground parking area) can be illuminated prior to the store
opening each day so that it reads:
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Condition 27
The store and site shall be closed and secured with the gates across the access locked and all lighting throughout the site (but
not including the underground car park lighting) and within the store switched off within half an hour of the store ceasing to
trade. The site shall only be re-opened and the lights illuminated again half an hour before opening to trade each day.
Reason: In the interests of the residential amenities of adjoining properties.
An additional condition is recommended to with reference to the period of time that the delivery yard lights can be illuminated.
The recommended condition reads as follows:
Notwithstanding condition 27 of the original outline planning permission (03/00754/OUT), all lights within the delivery/service
yard shall be turned off no later than 30 minutes after the last permitted delivery to the site. The lights in the delivery service
yard shall not be turned on any earlier than 15 minutes prior to the first permitted delivery to the store each morning.
Reason: In the interests of neighbouring residential amenity and to ensure that the delivery service yard lights are not
illuminated unnecessarily throughout the permitted trading period for the store.
Additional conditions with regards to movements within the service yard and marshalling area are proposed (to mitigate against
the proposed development, not the existing issues experienced by neighbours), which read as follows:
Notwithstanding the details submitted and prior to the first operation under the extended trading hours hereby permitted, a
service yard management plan (giving details of operations within the service yard and marshalling area during the extended
hours) shall have been submitted to and approved in writing by the local planning authority. Operations within the service yard
and marshalling area shall be carried out in accordance with the agreed details in perpetuity.
Reason: To ensure that the store is able to operate whilst not having a detrimental impact upon the amenity of neighbouring
occupiers.
Notwithstanding the submitted details, there shall be no vehicle movements within the service yard between the hours of 06:00
and 07:00 and between 22:00 and 23:30 each day.
Reason: In the interests of neighbouring amenity and to limit the likelihood of the proposed extended opening times resulting in
prolonged noise within the service yard.
No activities which are audible outside the service yard area shall take place between the hours of 06:00 and 07:00 and
between 22:00 and 23:30 each day.
Reason: In the interests of residential amenity and to limit the likelihood of the proposed extended opening times resulting in
prolonged noise within the service yard.
An additional condition to ensure that roller shutter doors are installed and used during the extended opening times is proposed,
in order to limit the noise leaving the marshalling area during the extended period of opening. It reads as follows:
Notwithstanding the submitted information, roller shutter doors with the appropriate acoustic properties are to be installed to
enable the two existing loading bays to be enclosed. Details of the roller shutter doors, including their acoustic properties, shall
be submitted to and approved in writing by the local planning authority. The roller shutter doors shall be installed and fully
operational prior to the first operation of the store under the extended trading hours hereby approved. The roller shutter doors
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shall be shut fully between the hours of 06:00 and 07:00 and between 22:00 and 23:30 each day. The roller shutter doors shall
be retained in accordance with the approved details in perpetuity.
Reason: In the interests of neighbouring residential amenity and to limit the likelihood of the proposed extended opening times
resulting in prolonged noise within the service yard.
The Case Officer has spoken with the Crime Prevention Design Officer (Richard Wilson) about the potential for increased antisocial behaviour around the store as a result of the proposed extended opening times. Richard Wilson has spoken to the local
police officer and the store manager who have collectively confirmed that whilst ASDA has experienced periods of anti-social
behaviour (particularly during summer evenings), it does not appear to be a regular issue. Richard Wilson would prefer that all
of the car park lights are turned off when the store is closed but he is aware that there are a very small number of employees
who do night shifts, preferring to park in the enclosed underground car park. So that the staff do not have to walk to their car in
complete darkness, he would advise that the underground car park lights are lit at all times. Condition 27, as set out above,
would ensure that the underground car park lights would remain lit whilst all other lights would be turned off.
Officers would like to note that, by granting planning permission for this proposal, it does not automatically mean that the store
will be able to sell alcohol during the extended hours. ASDA will need to obtain a separate extension to their liquor license from
ENC Licensing Department and the police would be consulted on this. As it stands now, the sale of alcohol times will not
change.
13/00966/FUL

How Hill Farm Oundle Road Stoke Doyle

Grant
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13/01917/FUL

Cranford Road Great Addington

Grant
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Updates
Additional consultation responses:
Parish Council: No objection and support the application. Comments can be summarised as:
• The proposal promotes equestrianism in Great Addington which is in keeping with the rural character of the village. This
view is reinforced by the results of consultation because the rural setting and pleasant community of Great Addington
has been identified in the Parish Plan 2008 as being important to residents.
• The structure has been design sympathetically with its surroundings, the site is not intrusive and there are no significant
vehicle movements. This application is similar to 12/01185/FUL which was granted full planning permission by East
Northamptonshire Council.
Officer’s response: Application 12/01185/FUL proposed a stable building for private use. However, this building was closely
associated with other buildings and structures and was not located in an isolated position within the open countryside. The
approved application was located on the edge of the settlement of Great Addington whereas this current application is
positioned well within the open countryside.
Environment Agency: Although the site is 2.6ha and lies within flood zone 1, the total footprint of the site will be less than
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200sq. metres. Therefore the Flood Risk Assessment submitted with the application is appropriate for the scale and nature of
the development.
Ramblers Association: No comments to make.
Local residents in support of the proposal: Comments can be summarised as:
• The proposal is out of site in a well managed area of countryside.
• The horses are kept for private use.
• The access road is a private drive maintained at the cost of the applicant and poses no threat of additional traffic.
• No noise issues.
• No threat of pollution.
• To deny planning permission would lead to animal welfare issues.
• The proposal cannot be seen from the highway.
• The proposal is in keeping with the surrounding area.
• Other similar horse shelters in the parish have been approved.
• No objections have been raised by the Parish Council.
• The site does not visually harm the open countryside
• Planning policies have not been consistently applied.
• The buildings are of a good standard.
• The buildings provide security.
• Traffic movement will not increase beyond the level that is already involved visiting the horses at the site.
• Loss of jobs if the application is refused.
• The horses which are kept and are thoroughbred and therefore need shelter.
Rights of Way Officer; Comments can be summarised as:
• With respect to construction works being carried out in close proximity to and using public Right of Way MA13 as
access, please note the following standard requirements:
• The route 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 S137 of the Highway Act 1980.
• There must be no interference or damage to the surface of the Right of Way.
• The application site is affected by a public Right of Way MA13.

Local Highway Authority: Comments can be summarised as follows:
• The verge identified on drawing NTT/2318/001 Revision P1 is shown as being 5 metres in width. From a recent site
visit, the verge varies in width from 2 metres to 3 metres, depending upon the alignment of the recently trimmed
hedgerow.
th
• This response is based on the applicant’s transport statement and additional details received by the Agent on 14
January 2014.
• The 85 percentile wet weather speed identified is some 34.43 mph for vehicles travelling in a south easterly direction
and 38.51 mph for vehicles travelling in a north westerly direction.
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•

•
•

•
•
•
•

The annotated details identified on drawing NTT/2318/001 Revision P1 indicates that the visibility crosses the line of the
hedgerow. However, the hedgerow will continue to grow and expand in front of these designated alignments and would
therefore obstruct the emerging driver’s view of oncoming traffic within a short time. Drivers using Cranford Road would
also have a reduced view of emerging traffic from the shared private track during the spring and summer months.
The swept path details show that vehicles and trailers emerging from the site obstructs the path of vehicles travelling in
a south easterly direction where vehicle visibility is paramount to enable a driver to gain access in a safe mode when
emerging from the development site.
The swept path for vehicles and trailers entering the site travelling in a north westerly direction appears to lack sufficient
width in which to allow an opposing driver to pass without conflict within the private track. This may create the driver of
the trailer unit to make additional stopping and reversing manoeuvres within the adopted highway to allow the emerging
driver adequate space in which to gain access to the adopted highway, unless widened.
It will also be necessary for the hedgerow to be maintained with cutting and trimming to facilitate drivers forward and
junction visibility for its long term use.
The site, as identified by the red line, does not include the hedgerow either side of the shared private track and could
not be included in any condition relating to the requirement to cut and trim the hedgerow to maintain the necessary
vehicle visibility splays.
In its present form the proposals are unacceptable for highway safety reasons and refusal is recommended on the
following grounds:
That this proposal may create a potential source of danger, with the formation of an intensified access, lacking
adequate inter-visibility between emerging drivers, pedestrians and other users of the highway.

It can be seen from the Local Highway Authority’s response that the applicant has failed to demonstrate that the proposal would
not result in a detrimental impact on highway safety. The access width is not wide enough as demonstrated by the swept path
analysis and the hedge restricts vehicle visibility. As such the following refusal reason is also recommended.
The applicant, by failing to submit satisfactory details, has failed to show that there would be no harm caused to highway safety.
As such the development is contrary to Policy 13 (d) of the North Northamptonshire Core Spatial Strategy and the Highway
Authority Standing Advice for Planning Authorities, April 2013.
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