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1. Recommendation

1.1  That planning permission be GRANTED subiject to the conditions listed at the
end of the report.



2. The Application Proposal and Background

2.1 This application seeks planning permission for the redevelopment of the site for
12 flats. The proposed building would be three storeys high and consists of 6 x 1-
bedroom units and 6 x 2 bedroom units. The application proposes two cycle stores, a
communal bin store area, hard and soft landscaping and a diverted
footpath/cycleway. There is no off-street parking provision proposed as part of the
development.

2.2 The application was accompanied by the following documents:

Design and Access Statement
Planning Statement

Heritage Statement

Transport Assessment
Parking Beat Survey

Flood Risk Assessment
Ecological Appraisal

Tree Survey and Plan
Landscaping Plan
Sustainability Statement

2.3 The flood risk assessment has been updated during the consideration of the
application following consultation with the NNC surface water drainage assessment
team in their capacity as the local lead flood authority (the LLFA). This has resulted in
the finished floor level of the building being raised by 0.3 metres, amended elevation
plans have been submitted to reflect this.

2.2 This application is a re-submission of a withdrawn scheme (reference
NW/22/00148/FUL). The previous application was withdrawn due to the need to
make some minor changes to the materials proposed and to provide an up to date
flood risk assessment.

2.3 The Borough Council of Wellingborough’s Planning Committee resolved on 3
October 2018 to grant planning permission for an almost identical scheme under
reference WP/18/00161/FUL. This planning permission lapsed on 4 October 2021.
North Northamptonshire Council has reapplied for the scheme, the previous planning
permission is however, a material planning consideration in the determination of this
scheme. It should be noted that there are no substantial changes to the proposed
development, other than those mentioned above, however, since planning
permission was granted for reference WP/18/00161/FUL the council adopted the
Plan for the Borough of Wellingborough (the Local Plan Part 2) in February 2019 and
therefore there are new adopted development plan policies that the current scheme
needs to be assessed against.

3. Site Description and Surroundings

3.1 The application site is located within Wellingborough Town Centre close to the
junction of Doddington Road and Sheep Street, and opposite the entrance to NNC
main office in Wellingborough, Swanspool House to the east.



3.2 The site is within the Wellingborough Town Centre Conservation Area and there
are a number of listed buildings in close proximity to the site as well as buildings
bordering the site to the north east which are identified as buildings of townscape
merit in the Wellingborough conservation area appraisal. The site also borders
Swanspool Brook to the south and Croyland Gardens to the west.

3.3 The site measures 824 square metres and is currently used as a car park with
around 30 unmarked spaces originally reserved for NNC employees only. However,
the automated barrier has been removed and the public are also able to use the car
park on an informal basis during the day. Previously the barrier was used up until
19:00 and the car park was available for the public after that time.

3.4 The site is located within Flood Zone 2 which is an area having a medium
probability of flood risk from rivers (or the sea).

4. Relevant Planning History

WP/18/00161/FUL Approved with conditions 04.10.2018
Proposed 12 no. residential flats, in the form of
1 and 2 bedrooms over three floors.
DRAINAGE STRATEGY AND AMENDED
DRAWINGS. NOISE AND ODOUR
ASSESSMENTS - Further flood information

NW/22/00148/FUL Application withdrawn/undetermined 30.09.2022
Construction of 12 no. residential flats, in the
form of 6 x 1-bedroom flats and 6 x 2
bedrooms over three floors

WU/1967/0145 Approved 24.08.1967
Covering of part of yard

WU/1962/0104 Refused 10.10.1962
Petrol Service station

BW/1975/0935 Approved with conditions 23.12.1975
Construction of new vehicular barrier and staff
car park to serve Council offices on
Doddington Road

WU/1963/0016 Refused 06.03.1963
Petrol Station

BW/1974/0220 Approved with conditions 05.07.1974
Demolition of warehouse premises and
construction of staff car park to serve Council
offices

BW/0086/0007 Approved with conditions 30.01.1986
Extension of existing temporary use of land as
staff car park to serve Council offices



BW/1980/1052 Approved with conditions 10.12.1980
Extension of existing temporary use of land as
staff car park to serve Council offices for a
further 5 years

WP/2000/0119 Approved 26.04.2000
Erection of 60 lighting columns with son-t 70w
lamps to give a level of illumination to category
3/2 6m high columns in association with new
cycleway.

5. Consultation Responses

A full copy of all comments received can be found on the Council’'s Website
https://www.wellingborough.gov.uk/viewplanningapplications

5.1 Wellingborough Town Council

No objections. Although the car park does get used at weekends and evenings there
is alternative parking in the town available to compensate. The town council thought
favourably that the application was for 1 and 2 bed dwellings which are good for
starter homes, and that the footpath will be re-routed so access to Croyland Park is
maintained.

5.2 Neighbours/Responses to publicity

4 letters of objection have been received from residents/businesses in the vicinity of
the application site. The issues raised can be summarised as below:

- lack of parking for residents of the new flats in an area where there are parking
issues already;

- people do not use the multi-storey for town centre parking and use Doddington
Road instead;

- concerns regarding surface water flooding already occurring at the bottom of
Doddington Road and Sheep Street;

- the public right of way will be more of an alley which would make people using it
more vulnerable;

- customers of takeaways on Sheep Street use the car park as there is no parking
outside them on Sheep Street.

5.3 Local Highway Authority (LHA)

No objections on highway safety or capacity grounds. The parking survey submitted
in support of the application indicates that sufficient, though limited, on street
accommodation can be found in the vicinity of the application site.

5.4 NNC Senior Built Heritage Consultant

No objections subject to conditions being imposed in relation to details of external
materials, windows/doors, hardstanding and boundary treatments being submitted to
and approved in writing by the local planning authority.

5.5 NNC Assistant Archaeological Advisor

There is potential for remains of archaeological interest to be present on the site and
therefore the proposed development may have a detrimental impact upon surviving
sub-surface archaeological remains. A standard archaeological condition is



recommended for a phased programme of archaeological measures comprising trial
trench evaluation in advance of development with the potential for further mitigation
measures during the groundworks phase of the development depending on the
results of the evaluation.

5.6 Wellingborough Civic Society

Objected to the previous scheme and can see no reason to support this application.
18 people will live there, and it would be unusual if most do not have a vehicle. The
car park is well used especially at night and by walkers and dog walkers. NNC must
realise this is an amenity for the residents of the town of Wellingborough. No green

space or balconies are provided. Expect better from our new council.

5.7 Natural England
No objections subject to securing appropriate mitigation for recreational pressure
impacts on habitat sites (European Sites).

Officer note: the application site is within 2 kilometres of the Upper Nene Valley
Gravel Pits Special Protection Area (SPA).

5.8 NNC Principal Project Officer- Ecology

The submitted ecology report is from 2018 but does not need updating due to the
habitats on site in this case. The site is in the red zone for great crested newts but
am satisfied that newts are not likely to be on site.

Due to the proximity to Swanspool Brook it is recommended that pollution measures
be included in the construction management plan as well as a condition for a detailed
external lighting plan which is sensitive to bats and ensures the surrounding trees
and watercourse are kept dark.

5.9 NNC Landscape Officer

No objections, however, the re-routed footpath over the roots of the nearest tree
would require no-dig construction. The proposed wildflower area including the seed
mix and maintenance would need to be carefully considered.

5.10 Environment Agency

No objections subject to the development being carried out in accordance with the
submitted flood risk assessment and finished floor levels being set no lower than 300
millimetres above the 0.1% Annual Exceedance Probability event including an
allowance for climate change.

5.11 Lead Local Flood Authority

First response dated 09.02.23

Insufficient information is available within the submitted flood risk assessment to
comment on the acceptability of the proposed surface water drainage scheme.

Second response dated 17.05.23

Concerns are raised relating to the potential displacement of flood water thereby
increasing flood risk elsewhere if the proposed lattice brickwork is not maintained in
perpetuity of the proposed development. A planning condition is recommended to
ensure that no loss of floodplain capacity occurs, and the development is
implemented and maintained in accordance with the submitted details. Three further
conditions are recommended regarding full details of the surface water drainage




scheme, the maintenance and upkeep of the scheme and a verification report for the
installed scheme which should be submitted to and approved in writing by the local
planning authority.

5.12 Anglian Water
No objections subject to making the applicant aware of Anglian Water assets in the
vicinity and recommended informatives relating to the used water network.

5.13 NNC Environmental Protection Officer (Land Contamination)

Due to the previous use of the land as a boot and shoe factory, it is recommended
that a condition is imposed requiring a contaminated land investigation, assessment
and remediation strategy.

5.14 NNC Environmental Protection Officer (Noise, Odour and Air Quality)

Due to the proximity of the site to the town centre roads and commercial premises,
including restaurant/takeaway premises backing onto the site, a condition is
recommended in relation to odour, noise and other disturbances, to ensure the
development can be integrated effectively with the existing businesses. Where
significant adverse effects are identified suitable mitigation should be required before
the development is completed. Further conditions are recommended for a scheme for
achieving noise levels outlined in BS8233:2014 with regards to the residential units
and a construction environmental management plan. An informative regarding low
NOXx boilers is also recommended.

5.15 NNC Principal Project Officer- Developer Contributions

Based on the proposed dwelling mix of 6 x 1 bed units and 6 x 2 bed units the
following s106 planning obligations are required in accordance with the ‘Creating
Sustainable Communities — Planning Obligations Framework and Guidance
Document’:

Education
Early Years — there is insufficient evidence available at this stage to justify a S106
contribution towards early years provision.

Primary Education — no financial contributions required, it is expected that there will
be sufficient capacity within the local area to be able to accommodate the number of
pupils of Primary school age likely to be generated by this development, which is
expected to be minimal based on the proposed dwelling mix.

Secondary Education — a financial contribution of £7,206.00 is required.

In terms of Secondary Education, there are a number of schools within the vicinity of
the site which would potentially serve the development. However, as at October 2022
the majority of these were operating at 96% and above, exceeding the Department
for Education’s recommended capacity thresholds.

It is therefore expected that additional housing development coming forward in the
area will place further pressures on Secondary Education capacity in the area. A
S106 planning obligation towards provision of additional Secondary Education
capacity will therefore be required in order to adequately mitigate the impact of the
proposed development and to ensure that children residing in the properties can be
accommodated in a local school.



Libraries

A financial contribution of £1,710.00 (index linked) is required towards expansion of
and/or improvements to Wellingborough library serving the development, on which
this development would have an impact. Contributions from this development will
help to ensure that library services are well placed in the heart of the community and
that the service delivered to the growing population can be improved and/or
extended.

Diqital Infrastructure
An informative is recommended to ensure provision for high speed broadband is
provided within the development.

5.16 NNC Housing Development Officer

There is a requirement for 10% of units on sites over 10 units to be affordable, this
application should therefore provide 1 unit in the form of a ‘First Home’. This would
need to be built to the nationally described spaces standards and provide maximised
bed spaces i.e. 1 bedroom/2-person occupancy, 2 bedroom -3 person occupancy.
Alternatively, a commuted sum can be provided in place of the 1 unit to provide an
affordable home elsewhere.

5.17 NHS (Primary Healthcare)

The Integrated Care Board can confirm that there will not be sufficient capacity in the
local primary healthcare system to absorb the anticipated increased demand from the
proposed development. Based on the housing mix and occupancy, this gives an
increased patient population size of 29.16. This equates to a contribution of
£22,453.20.

5.18 NNC Senior Planning Policy Officer (Open Space and Sport)
The following contributions are recommended based on the Open Space: Developer
Contributions SPD and the Sports Provision: Developer Contributions SPD.

Open Space - £24,545.23
Playing Pitches - £9,337.00
Indoor Sports (Sports Halls and Swimming Pools) - £8,479.00

5.19 Infrastructure Planning Manager (Northants Police and Fire and Rescue
Service)

Satisfied that risk of flooding has been addressed by the LLFA and given the location
of the site no fire hydrants will be required.

A contribution towards the improvement or enhancement of police service
infrastructure, either through improvements to Wellingborough Police Station or
improved vehicles or technology for policing is required at £397 per dwelling (total
£4,764.00).

5.19 Northamptonshire Police -Crime Prevention Design Advisor

Full details of the design and security functions of the gates, bike store and letter
boxes within the lobby area should be provided. The security details provided on the
site plan in relation to the doors and windows should be implemented in the final built
form. Concerns were raised regarding the lack of parking which should be provided



in accordance with the parking standards to avoid neighbour disputes and
inappropriate parking. Cars left at some distance from the dwellings can be left more
vulnerable to crime. Policy 8 (e ) (iv) of the JCS seeks to design out antisocial
behaviour and crime and security measures should have regard to ‘Secured by
Design’ principles.

6. Relevant Planning Policies and Considerations

6.1 Statutory Duty

Planning law requires that applications for planning permission must be determined
in accordance with the Development Plan, unless material considerations indicate
otherwise.

6.2 National Policy

National Planning Policy Framework (NPPF) (2021)
National Planning Practice Guidance (NPPG)
National Design Guide (NDG) (2019)

6.3 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)
8 (North Northamptonshire place shaping principles)

9 (sustainable buildings and allowable solutions)

10 (provision of infrastructure)

11 (network of urban and rural areas)

12 (town centres and town centre uses)

28 (housing requirements and strategic opportunities)

29 (distribution of new homes)

30 (housing mix and tenure)

6.4 Plan for the Borough of Wellingborough — Part 2 of the local plan (PBW)
Policies:

Gl 4 (enhancement and provision of open space)

GI 5 (enhancement and provision of sport and recreation facilities)

TC1 (town centre boundary)

TC5 (public realm)

TC6 (town centre car parking)

TC7 (town centre opportunity sites)

6.5 Other Relevant Documents:
Sustainable Design

Biodiversity

Upper Nene Valley Special Protection Area
Planning Out Crime in Northamptonshire
Trees and Landscape SPD

Parking



7. Evaluation

7.1 The proposal raises the following main issues:

- principle of development and material considerations;

- design, layout and the effect on the character and appearance of the surrounding
area;

- heritage assets;

- archaeology;

- landscape character and visual amenity;

- flood risk and surface water drainage;

- foul sewage;

- noise:

- air quality;

- biodiversity;

- the Upper Nene Valley Special Protections Area,

- housing mix;

- affordable housing;

- living conditions of future occupiers (compliance with national space standard,
national accessibility standards);

- living conditions of the future occupiers and neighbouring occupiers of the
development;

- effect/impact on highway safety in relation to the proposed access arrangement and
parking provision;

- contamination;

- crime and disorder;

- sufficiency of the planning obligations to secure community benefits and mitigate
existing infrastructure;

- conditions.

Principle of Development and material considerations

7.2 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.”

7.3 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.

7.4 In addition to the specific NPPF requirements set out above, paragraph 132
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’.

7.5 The application site is located within the growth town of Wellingborough as
defined by policy 11 (1) (a) of the JCS. Growth towns are where the majority of
development are focused in the spatial strategy and this is supported by policy 29 of
the JCS which directs new housing to these sustainable locations and this



development will contribute to the housing delivery target set in table 5 of the JCS for
the growth town of Wellingborough.

7.6 The site is also within the town centre boundary as defined by policy TC1 of the
PBW. Policy 12 (a) of the JCS is clear that the vitality and viability of town centres in
North Northamptonshire will be supported by securing and maintaining a vibrant mix
of uses and supporting the provision of additional housing on appropriate sites.

7.7 Policy TC7 of the PBW also supports redevelopment proposals on existing
vacant or underutilised sites within the town centre provided they can (A) contribute
to the vitality and viability of the town centre, (B) conserve or enhance the cultural
heritage and contribute to creating a distinctive place, (C) provide a mix of uses
within the town centre as a whole, contributing to its vitality and viability, (D) provide
services of facilities to support the local community, and (E) do not conflict with the
strategy of concentrating most retail uses in the Primary Shopping Area. The site is
not located within the ‘primary shopping area’ as defined by policy TC2 of the PBW.
The supporting text to policy TC7 also states that the 2016 ‘Wellingborough Town
Centre and Retail Study’ by White Young Green was commissioned to identify how
best to meet the challenge from other competing centres; this suggested that
increased residential development can have a positive impact on the town centre by
increasing activity and footfall.

7.8 The application site is positioned on the edge of Wellingborough town centre on
an underutilised site and the proposal for a residential use on this site is considered
to be in accordance with policies 11 (1) (a), 12 (a) and 29 of the JCS and policies
TC1 and TC7 of the PBW.

7.9 The development proposed in this location is therefore considered broadly
acceptable in principle, however it would still need to be assessed against other
development plan policies and material considerations which are discussed in the
following sections of this report.

Design, layout and the effect on the character and appearance of the
surrounding area

7.10 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.

7.11 The government at paragraph 130 (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.

7.12 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.

7.13 The application proposes a three-storey building set back from but facing onto
Doddington Road. The same scale of the building was approved under the original
planning permission reference WP/18/00161/FUL which took into account the mass
and scale of the immediate buildings bordering the site on Sheep Street and from the
historic maps which showed a former boot and shoe factory comprising three
storeys. The roof is proposed with a central section and two lower sections to either
side with 5 different sized front facing gables visible within the street scene. This
design is considered to respect the character and form of surrounding development
in both the immediate and wider context and would therefore be considered
acceptable.

7.14 The building is positioned centrally within the site and is proposed to be
constructed with facing bricks (golden purple and light buff) under a grey slate roof
with black rainwater goods and off-white coloured aluminium windows and doors.
Concerns were raised by the NNC senior built heritage consultant under the
previously withdrawn scheme (reference NW/22/00148/FUL) regarding the use of
some sections of render within the elevations however this has been addressed with
the inclusion of the buff brick in place of the render. The materials proposed are
considered acceptable however a condition is recommended requiring samples of
the external materials proposed for the building to be submitted to and approved in
writing by the local planning authority.

7.15 The submitted site plan shows the boundary treatments for the site which
includes a 1.1 metre high bow top metal railings to the front perimeter with planting
behind to the height of the railings and a 1.8 metre close board fencing on top of the
existing wall to the west boundary of the site and the existing timber fence to the rear
replaced with new close board fencing. New gates for pedestrians are located at the
main entrance to the site at the front, a service entrance at the side of the building
and at the west boundary from the existing footpath. The materials proposed for the
boundary treatments are considered acceptable in relation to their materials and
design however a condition for full details of the specification of the boundary
treatments is recommended to be submitted to and approved in writing by the local
planning authority.

7.16 No concerns have been raised from any interested parties or consultees
regarding the effect of the development on the character and appearance of the area.

7.17 Subject to conditions requiring details of external materials and boundary
treatments, the development would be acceptable and in accordance with policy 8 (d)
(i) & (i) of the JCS.

Landscape character and visual amenity

7.18 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.

7.19 The application site is currently laid completely to hardstanding with simple low
metal railings to the front and no soft landscaping existing other than planting/ivy that



has grown over from the adjacent sites. There are a number of mature trees to the
west and north sides of the site which overhang the application site, some of which
are in the ownership of NNC within Croyland Gardens. The application site is within
the Wellingborough town centre conservation area and any works to trees would
therefore require a Section 211 notice to be submitted or be approved as part of a
planning application. The applicant has submitted a tree survey which includes an
arboricultural impact assessment, method statement and tree protection plan. A
landscape plan which shows the proposed hard and soft landscaping for the site
(excluding the boundary treatments) has also been submitted.

7.20 The tree report details how the existing mature trees around the site will be
protected during the construction period in accordance with BS5837:2012, however
as the site is currently laid to hardstanding it is not possible to confirm all the details
required for tree protection at this stage.

7.21 The submitted landscape plan is detailed and shows planting plans and species
with example photographs. The soft landscaping includes 5 extra heavy standard
trees along the frontage of the site, areas of shrub planting, evergreen hedgerows,
two magnolia trees to the rear, turfed areas, planters with seasonal shrubs and an
area of wildflower planting with timber knee rail fencing adjacent to the realigned
footpath/cycleway at the south of the site. The hard landscaping which is shown
partly on the landscape plan and partly on the proposed site plan includes Yorkstone
paving, gravel pathways, bench seating, two secure cycle storage areas and refuse
area in the communal areas surrounding the building.

7.22 NNC landscape officer has provided the following comments on this application:

“Do not object to the proposals, but the re-routed path over the roots of the
nearest tree which is within the conservation area is a concern. No-dig
construction would be required.

The proposed wildflower area at the bottom corner of the site includes blue
bells with an unspecified seed mix. Blue bells are a woodland plant, and this
will be a relatively shady corner. The seed mix and maintenance need to be
considered carefully as this will be open to the public passing through and it is
not obvious who would be responsible for maintaining it.”

7.23 The submitted tree survey includes recommendations to protect the trees in
accordance with BS5837:2012 and confirms that all trees will suffer no structural
damage provided the findings within the report are complied with. However, a
detailed arboricultural method statement and tree protection plan will be required, as
recommended within the report. The tree referenced by the NNC Landscape Officer
requiring a no-dig construction technique is also referenced within the report.

7.24 Conditions are recommended to ensure the hard and soft landscaping scheme
are implemented and maintained in accordance with the submitted details and the
recommendations in the arboricultural method statement are followed, including the
requirement for a detailed arboricultural method statement and tree protection plan
being submitted to and approved in writing by the local planning authority.

7.25 Subject to the aforementioned conditions the development would comply with
policy 3 (a), (b) and (e) of the JCS.



Effect on heritage assets

7.26 The council is required by section 66 of the Planning (Listed Buildings and
Conservation Areas) Act 1990 to have special regard to the desirability of preserving
the listed building or its setting or any features of special architectural or historic
interest which it possesses.

7.27 Section 72 (1) of the Planning (Listed Buildings and Conservation Areas) Act
1990 places a duty on a decision maker to pay special attention to the need to
preserve or enhance the character or appearance of a conservation area.

7.28 Policy 2 of the JCS sets out the policy background for the protection,
preservation and enhancement of the historic environment.

7.29 With regards the NPPF, chapter 16 sets out government advice on conserving
and enhancing the historic environment. Paragraph 201 sets out its guidance where
a proposed development will lead to substantial harm to or total loss of significance
of a designated heritage asset. Paragraph 202 advises on development proposals
which will lead to less than substantial harm to the significance of a designated
heritage asset. The paragraph goes on to say that the harm should be weighed
against the public benefits of the proposal, including securing its optimum viable use.
Paragraph 207 informs that not all elements of a conservation area will necessarily
contribute to its significance.

7.30 The courts have held (South Lakeland DC v Secretary of State for the
Environment, [1992] 2 WLR 204) that there is no requirement in the legislation that
conservation areas should be protected from all development which does not
enhance or positively preserve.

7.31 Whilst the character and appearance of conservation areas should always be

given full weight in planning decisions, the objective of preservation can be achieved
either by development which makes a positive contribution to an area's character or
appearance, or by development which leaves character and appearance unharmed.

7.32 Historic maps show a shoe factory once stood on the site and that the garden
behind was bordered with trees that were possibly those that are there now. As
discussed in the earlier section of this report, the height and massing of the proposed
building has been carefully considered to reflect those buildings in the locality,
including numbers 21 to 23 Sheep Street which form the eastern boundary of the
site. The applicant has submitted a heritage statement which concludes that the
reintroduction of a building in this position will help define and reinforce the hard edge
of the town in this position whilst providing a degree of enclosure to the parkland
behind the commercial properties on Sheep Street. The careful consideration of the
form, scale and detail is drawn from the exposed gable of the remaining factory
building on Sheep Street.

7.33 NNC senior built heritage consultant has provided the following comments on
this application:

“The proposed development site is located within the Wellingborough Town
Centre (Outer) conservation Area, and within close proximity to several



heritage assets which have the potential to be impacted through change within
their setting.

Planning permission was granted for an identical scheme in 2018 under
reference WP/18/00161/FUL. This consent has recently expired. As such a
further application was submitted for the ‘construction of 12 no. residential
flats, in the form of 6 x 1 bedroom flats and 6 x 2 bedrooms over three floors
under reference NW/22/00148/FUL which was withdrawn following concerns
raised by the senior built heritage consultant regarding the proposed palette of
materials.

The current iteration of proposals has sufficiently addressed those concerns
and therefore there are no objections to the proposals, subject to conditions.”

7.34 The conditions recommended are in relation to external finish materials,
windows and doors, any hardstanding required and boundary treatments.

7.35 The proposed scheme is considered to have a positive impact upon the
Wellingborough town centre conservation area by developing an unattractive area of
hardstanding used as a car park into an attractive development with appropriate
landscaping. The development would therefore enhance the conservation area and
cause no harm to the setting of nearby listed buildings. The condition recommended
in relation to the hardstanding is not considered to be required as these details are
included within the submitted landscaping details.

7.36 Conditions are recommended in relation to external materials, windows and
doors specifications and boundary treatments. Subject to the aforementioned
conditions the proposed development would comply with policy 2 (a) and (b) of the
JCS in this regard.

Archaeology

7.37 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.

7.38 With regards the NPPF, section 16 sets out government advice on conserving
and enhancing the historic environment and in particular paragraph 194 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.

7.39 NNC assistant archaeological advisor has also provided the following comments
on the application:

“The application site lies to the south of the town centre and on the north side
of the Swanspool Brook. It lies in an area of medieval settlement or related
activity at the southern end of Sheep Street. In the late 19th Century the
application area was part of the Trafalgar shoe factory, the street frontage of
which is still extant; the proposed new build lies partly but not wholly within the
footprint of the demolished part of the factory. There is the potential for
remains of archaeological interest to be present on the site, albeit truncated by
more recent activity.



Measures were sought in respect of similar proposals in 2018 under reference
WP/18/00161/FUL and early 2022 under reference NW/22/00148/FUL. No
works were undertaken in respect of either application.

In line with a previous response dated 07/4/2022 it is recommended that a
phased programme of archaeological measures comprising trial trench
evaluation in advance of development with the potential for further mitigation
measures during the groundworks phase of the development depending on
the results of the evaluation.

The proposed development may have a detrimental effect upon surviving sub-
surface archaeological remains. Such effects do not represent an over-riding
constraint to development provided that adequate provision is made for the
investigation and recording of any remains so affected. In order to secure this
a suitable condition should be imposed on any planning permission for a
programme of archaeological work as recommended above and in line with
paragraph 205 of the NPPF.”

7.40 The standard condition is wording is given and the advisor is happy to provide a
brief for the programme of work.

7.41 Subject to the aforementioned condition the development would comply with
policy 2 (d) of the JCS.

Flood risk and drainage
7.42 The JCS at policy 5 sets out a raft of sub policies aimed at preventing or
reducing flood risk.

7.43 The 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.

7.44 The application site is situated within Flood Zone 2 which is an area with a
medium probability of flooding. Residential development is classed as ‘more
vulnerable’ in terms of flood risk and the application has been supported by a flood
risk assessment (FRA).

7.45 Anglian Water has confirmed that the method of surface water drainage
proposed for the development does not relate to their assets and the LLFA should be
consulted.

7.46 The Environment Agency has reviewed the flood risk assessment (FRA) and
recommends a condition ensuring the finished floor levels are set no lower than
300mm above the 0.1% (1 in 1000) Annual Exceedance Probability (AEP) event
including an allowance for climate change. See the following paragraphs for how this
has been considered by the lead local flood authority. The Environment Agency also
recommends an informative is added regarding environmental permitting.



7.47 The local lead flood authority (LLFA) has provided comments on the flood risk
assessment as originally submitted, as follows:

“Having reviewed the applicant’s submitted details located within the Flood
Risk Assessment report reference: 857-FRA-01-0 prepared by MAC Ltd on
the 5 September 2022, would advise that there is insufficient information
available to comment on the acceptability of the proposed surface water
drainage scheme for the proposed development.

With reference to the above documents, we note that the submitted surface
water drainage information fails on the following grounds:
1. The FRA states:

“The site is located in an area of high surface water flood risk...

During the high-risk surface water flooding scenario, the site is located within
an area where the flood depth is predicted to be between 300 millimetres to
900 millimetres.”

An area of high surface water flood risk means that the site is located within
an area that has a chance of flooding of greater than 3.3% each year (i.e. less
than the 1 in 30-year AEP).

It is noted that self-contained living accommodation that includes sleeping
accommodation on the ground floor is proposed to be constructed at the site.
This is a significant cause for concern as, if the site was to flood then,
residents of the ground floor would be unable to move valuables to a first-floor
refuge to avoid potential flood damage.

To mitigate this risk, the FRA proposes to raise FFL’s of the proposed building
900 millimetres above the lowest level within the site.

Whilst this approach should ensure that the proposed development will remain
safe and dry during the 3.3% (AEP), raising land levels within the surface
water flood extents would increase flood risk to the surrounding residential and
commercial development which may include the North Northamptonshire
Council offices.

This approach is therefore contrary to the NPPF:

“the National Planning Policy Framework is clear that flood risk should not be
increased elsewhere, including over the lifetime of the permission not just at
the point of grant of permission.”

7.48 Following discussion between the applicant and the LLFA, an updated flood risk
assessment has been submitted which identifies that an open void beneath the
building will be provided which, in the event of a flood, will allow flood water to pass
through the void. The void proposed will be provided with a lattice brickwork front
only to ensure the area cannot be used for storage and prevent rubbish from being
blown in. A maintenance plan for this void is recommended within the FRA.

7.49 Updated comments from the LLFA were received as follows:



“Having reviewed the applicant’s submitted details located within the Flood
Risk Assessment report reference: 857-FRA-01-A prepared by MAC Ltd on
the 14 April 2023, the LLFA concerns relating to the potential displacement of
flood water thereby increasing flood risk elsewhere remain if the proposed
lattice brickwork is not maintained in perpetuity of the proposed development.

If the lattice brickwork is not adequately maintained, the lattice brickwork could
effectively become an informal flood defence, which, in turn, will displace flood
water and will result with an increased risk of flooding elsewhere.

If the void beneath the proposed finished floor level (FFL) is not adequately
maintained, it will also create significant maintenance issues in perpetuity of
the proposed development and would also create an ideal habitat for pests /
vermin.

If the local planning permission is minded to accept the proposed lattice
brickwork as an engineering solution to overcome the displacement of flood
water and if the applicant / subsequent future land owners confirm they will
manage and maintain the void beneath the proposed FFL in perpetuity of the
proposed development to ensure that the development does not increase
flood risk elsewhere, then the LLFA would advise that the following planning
conditions are included as set out below.

If the applicant / subsequent future landowners are unable to confirm that they
will manage and maintain the void beneath the proposed FFL in perpetuity of
the proposed development, then the proposed development may pose an
unacceptable risk of flooding to the site and surrounding catchment.

Without these conditions, the proposed development on this site may pose an
unacceptable risk of surface water flooding to the site and the surrounding
catchment.”

7.50 Conditions are recommended in relation to a scheme to ensure no loss of
floodplain capacity occurs, details of the surface water drainage scheme, scheme for
the maintenance and upkeep of the surface water drainage scheme, a verification
report for the surface water drainage scheme and finished floor levels are submitted
to and approved in writing by the local planning authority.

7.51 Concerns have been raised by a resident in the vicinity of the site that the area
around the site does flood and whilst this is acknowledged, the application has
demonstrated how any flood risk for the development can be mitigated, through the
proposed development.

7.52 Subject to the aforementioned conditions the development would comply with
policy 5 of the JCS in relation to flood risk and surface water drainage.

Foul sewage

7.53 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.

7.54 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.

7.55 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.

7.56 Detalils of the foul water drainage for the development are included within the
submitted FRA. Anglian Water has commented on the application in reference to foul
water, as follows:

“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 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.

This response has been based on the following submitted documents: Flood
Risk Assessment 857-FRA-01-0; The sewerage system at present has
available capacity for these flows. If the developer wishes to connect to our
sewerage network, they should serve notice under Section 106 of the Water
Industry Act 1991. Anglian Water will then advise them of the most suitable
point of connection.

7.57 Informatives are recommended in relation to connection to the Anglian Water
sewerage system.

7.58 Subject to the addition of the aforementioned informatives, the development
would comply with policy 10 (b), (c) and (d) of the JCS in this regard.

Noise and Odour

7.59 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 and smells.

7.60 Chapter 15 of the 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.



7.61 The PPG offers detailed advice on Noise which was updated on 24 December
2014.

7.62 It should be identified that NNC 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.

7.63 NNC 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’.

7.64 The application site is located within an area of mixed town centre uses with
takeaways, retail units and residential uses bordering the site, as such the NNC
Environmental Protection Officer has commented on the application as follows:

“Has reviewed the above consultation and confirm that there are some
concerns about noise and odour having an adverse impact on the occupiers of
the proposed dwellings due to the proximity of the proposed development to
the town centre roads and commercial premises, including restaurant /
takeaway premises which back onto the development site. In view of this, it
would be recommended the conditions be imposed.”

7.65 Conditions are recommended in relation to a noise/odour assessment to confirm
the impact of the adjacent commercial premises on the development to demonstrate
that the new development can be integrated effectively with existing businesses, a
noise impact assessment in relation to road traffic and a construction management
plan.

7.66 Subject to the aforementioned conditions the development would be considered
acceptable in relation to noise and odour impacts in accordance with Policy 8 (e) (i)
and (ii) of the JCS.

Air quality
7.67 The JCS at policy 8 amongst other things, requires development not to result in
an unacceptable impact on neighbours by reason of pollution.

7.68 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.

7.69 Chapter 15 of the 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.

7.70 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.

7.71 The East Midlands region is looking to minimise the cumulative impact on local
air quality that ongoing development has rather than looking at significance.

7.72 The NNC Environmental Protection Officer has recommended an Informative be
added to any permission seeking any gas fired boilers to meet a minimum standard
of 40 mgNOx/Kwh.

7.73 As no off-street vehicle parking provision is proposed for the development a
condition relating to electric vehicle charging is not required.

7.74 Subject to the informative relating to low NOx boilers being included the
development would comply with policy 8 (e) (i) & (ii) of the JCS.

Sustainability

7.75 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 aforementioned water use condition the development would comply
with policy 9 of the JCS.

Biodiversity

7.76 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.”

7.77 The JCS at policy 4 — biodiversity and geodiversity, sets out policy requirements
for the protection and where possible, a net gain in biodiversity.

7.78 The NPPF at chapter 15 ‘protect and enhance biodiversity and geodiversity’
sets out government views on minimising the impacts on biodiversity, providing net
gains where possible and contributing to halt the overall decline in biodiversity.

7.79 The applicant has submitted an ecological appraisal in support of the
application. NNC Principal Project Officer — (ecology) has provided the following
comments in response:

“The ecology report is from 2018 and would normally be out of date, however
due to the habitats on site it does not need updating in this case. Similarly,
while the site is located within a red zone for great crested newt am satisfied
that newts are not likely to be on site.

As the Swanspool Brook forms the southern site boundary it would be
recommended that pollution prevention measures be included in the site



construction management plan. It would also be recommended that the
detailed external lighting scheme be conditioned: this should be designed to
be sensitive to bats and should ensure the surrounding trees and the
watercourse are kept dark.”

7.80 Subject to conditions in relation to pollution measures being included within the
construction management plan and details of the external lighting scheme being
submitted to and approved in writing by the local planning authority, the development
would comply with policy 4 of the JCS in this regard.

Effect on the Upper Nene Valley Special Protection Area

7.81 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’).

7.82 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 Pits Special Protection Area must satisfy the requirements of the
Habitat Regulations and avoid or mitigate any impacts identified.

7.83 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.

7.84 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.

7.85 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 £3,868.92 (based on £322.41 per dwelling
as the application was submitted prior to 1 April 2023) made under section 111 of the
Local Government Act 1972 and the development meets the criteria set out in the
SPA SPD for this approach to be taken.

7.86 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.



Housing mix

7.87 Policy 30 (a) (i) of the JCS seeks to the mix of house types within developments
to reflect the need to accommodate smaller house households with an emphasis on
the provision on small and medium sized dwellings (1 to 3 bedroom) including where
appropriate dwellings designed for older people.

7.88 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.

7.89 The development proposes a mix of 1 and 2 bedroomed dwellings which is
consistent with policy 30 (a) (i) of the JCS. There are a mix of dwelling sizes and
types within the immediate and wider area and therefore it is not considered that this
development would result in an overconcentration of a single house type, in
accordance with policy 30 (a) (ii) of the JCS.

7.90 Wellingborough Town Council supports the provision of 1 and 2 bedroomed
units which could be used as starter homes.

7.91 The development would comply with Policy 30 (a) (i) & (ii) of the JCS.

Affordable Housing

7.92 Policy 30 (d) seeks, on private sector developments of 15 or more units (net), or
where the combined gross floor area of dwellings will be 1,500 square metres in the
growth towns and market towns, the provision of 30% of total dwellings as affordable
housing in growth towns. Wellingborough is defined as a growth town, however since
the adoption of the JCS the NPPF has been updated and at paragraph 65 it states
that, on major development (10 or more units), planning policies and decisions
should expect 10% of the total number of homes available for affordable home
ownership as part of the overall housing contribution.

7.93 NNC Housing Development Officer ‘recognises this housing mix was previously
approved on under planning permission reference WP/18/00161/FUL. Based on this
application’s proposed number of 12 units, 10% would equal 1 unit which would need
to be provided in the form of a 'First Home'. This would need to be built to Nationally
Described Space Standards and provide maximised bed spaces i.e. 1 bed 2 persons,
2 bed 3persons. If this unit is ground floor, it must have a level access shower (or wet
room, where used to meet M4(3) accessibility requirement).

7.94 Alternatively, a commuted sum could be provided in place of the 1 unit, so NNC
can utilise the funds and provide an affordable home elsewhere. There is no set
monetary amount, it is calculated by working out the difference between the social
housing value and the open market value (normally between 40-50%).’

7.95 The council cannot enter into a legal agreement with itself therefore the
provision of 1 affordable unit should be secured via a suitably worded planning
condition.

7.96 Subject to the aforementioned affordable housing condition, the development
would comply with Policy 30 (d) of the JCS.



National Space Standards
7.97 The JCS at Policy 30 (b) requires the internal floor area of new dwellings to
meet the National Space Standards as a minimum.

7.98 The proposed development includes the provision of 12 units, including 6 x 1
bedroomed, 2-person occupancy dwellings and 6 x 2 bedroomed, 3 person
occupancy dwellings. There are 2 x 1 bedroomed and 2 x 2 bedroomed flats on each
of the three floors of the building in the same size and layout.

7.99 The submitted plans show the gross internal areas (GIA) of the 1 bedroomed
flat's measure either 51 square metres or 58 square metres and the 2 bedroomed
flats measure either 62 square metres or 64 square metres. These exceed the
minimum GIAs for 1 bedroomed 2-person occupancy flats at 50 square metres and 2
bedroomed flats at 61 square metres. The sizes and widths of bedrooms, built-in
storage requirements and ceiling heights are also complied with.

7.100 The development would therefore comply with policy 30 (b) of the JCS in this
regard.

National Accessibility Standards
7.101 Policy 30 (c) seeks new dwellings to meet category 2 of the National
Accessibility Standards as a minimum.

7.102 The ground floor of the building is shown as being provided with flush
thresholds at the main entrance and rear entrance and a platform lift is shown
providing access to all three floors of the building.

7.103 Subject to the imposition of a condition in relation to 11 of the new dwellings
meeting category 2 and 1 dwelling would meet category 3 of the National
Accessibility Standards, the development would comply with policy 30 (c) of the JCS.

Living conditions of the future occupiers and neighbouring occupiers of the
development

7.104 The JCS at policy 8 (e) (i) details policy relating to the protection of amenity of
neighbouring occupiers.

7.105 At paragraph 130 (f) of the NPPF the government requires new development
to provide ‘a high standard of amenity for all existing and future users.

7.106 The application site is situated with sufficient spacing and separation distances
to the nearest residential occupiers and it is not considered that there would be any
unacceptable loss of light to the nearest residential occupiers. However, the upper
floors of the properties on Sheep Street which abut the site are partly used for
residential and there are two small windows at the second floor level. The windows
proposed on the north (side) elevation of the proposed building facing these windows
serve bathrooms at each floor and therefore it is considered that a condition requiring
obscure glazing for these windows be imposed to ensure no loss of privacy occurs
between the buildings.

7.107 The outdoor amenity areas are considered to be well designed and allow for
sufficient space for occupants for a flatted development. The site is also immediately
adjacent to open spaces in the vicinity, namely Croyland and Swanspool Gardens.



7.108 Subject to the aforementioned obscure glazing condition, the development
would comply with Policy 8 (e) (i) of the JCS in this regard.

Highway safety

7.109 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.

7.110 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.

7.111 The application would provide no on-site parking provision for vehicles
however the site is located within walking distance from town centre uses and public
transport links, both bus and rail. The existing vehicular crossing into the site would
be closed and a footpath/cycleway through the site repositioned to the south west
corner of the site.

7.112 The applicant has submitted a transport survey and a parking beat survey in
support of the application and the site plan shows the provision of two bike stores
each holding 10 bikes.

7.113 NNC development management engineer raises no objection to the application
on highway safety or capacity grounds subject to the following:

‘The proposal makes no provision for off street parking accommodation.
Unless otherwise agreed, parking accommodation should be provided in
accordance with the Northamptonshire Parking Standards and satisfy policy 8
(b) (ii) of the North Northamptonshire Joint Core Strategy’.

The parking survey submitted in support of the application indicates that
sufficient, though limited, on street accommodation can be found in the vicinity
of the application site. This form of parking provision imposes demands upon
car owners and will oblige them to seek spaces possibly at some distance
from their homes. It is generally noted that where parking provision for a
development is inadequate or not conveniently located, residents and visitors
will park on verges and streets that have not been designed for that purpose,
leading to unsightly and possibly dangerous roads in and around
developments.

The following factors should be taken into consideration when determining this
application:

- This is a town centre location, relatively well served by public transport;

- Public car parking spaces cannot be relied upon for the lifetime of the
development;

- The existing vehicular crossing must be closed, and all highway surfaces
affected by the proposals reinstated, using similar materials to adjoining
paving, in accordance with the specification of the Local Highway Authority
and subject to a suitable licence/agreement under the Highways Act 1980;



- Although the cycle track does not comprise highway maintainable at the
public expense, it must be diverted and constructed to an adoptable standard
complete with signage, road markings and lighting as necessary;

- The extent of highway maintainable at the public expense should be ensured
that the applicant has sufficient rights over intervening land to gain access to
the service entrance to the site.

7.114 It is recommended that conditions are imposed in relation to the re-routing of
the footpath/cycleway and to ensure that the existing vehicular access is closed, and
all highway surfaces reinstated as recommended by the local highway authority.

7.115 A number of concerns have been raised by residents in the vicinity of the
application site, Wellingborough Civic Society and Northamptonshire Police’s Crime
Prevention Design Advisor regarding the lack of parking provision. The parking beat
survey submitted with the application indicates that there would be sufficient on street
parking capacity available within the vicinity of the application site and Doddington
Road itself as observed on Sunday 4 September 2022 between 01:15 — 02:15 when
only at 55% capacity and Thursday 8 September 2023 between 01:00 and 02:30
when at only 58% capacity. The application site itself was observed as being used at
13% capacity at the time of the survey. There is one other free council car park close
to the site at the Swansgate multi-storey.

7.116 Sustainability is an important consideration in the determination of this
application due to the site’s location close to supermarkets, shops, restaurants,
leisure facilities, primary/secondary schools and support services such as doctor’s
surgery’s and Wellingborough community hospital within or on the edge of the town
centre. The Castle Theatre, Denington Road Industrial Estate and public transport
options including local bus stops and Wellingborough Train Station are also within
walking distance. The provision of two bike stores are included within the
development and can provide for 20 bikes in total. It is recommended a condition is
imposed requiring details of the enclosed proposed bike stores.

7.117 On balance it is considered that the applicant has sufficiently demonstrated
that there is sufficient on street parking capacity to serve the development and due to
the sustainable location of the site, available public transport links and a cycle
parking condition, the development is considered acceptable and in accordance with
policy 8 (b) (i) and (ii) of the JCS.

Contamination

7.118 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.

7.119 The NPPF at paragraphs 184 and 185 sets out policies on development
involving contaminated land. The planning practice guidance also offers detailed
government advice on this topic.



7.120 The NNC Environmental Protection Officer has identified that the site was
previously used as a boot and shoe factory and has recommended a condition to
identify any contamination on the site, provide a remedial strategy, implement any
subsequently approved remedial strategy and provide a verification report.

7.121 Subject to the imposition of land contamination condition including remedial
mitigation and a verification report, the development would comply with policy 6 of
the JCS.

Crime and disorder
7.122 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.

7.123 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.

7.124 The adopted designing out crime supplementary planning guidance gives
detailed advice this issue.

7.125 The NPPF at paragraph 130 (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.

7.126 Northamptonshire Police Crime Prevention Design Advisor recommended the
following:

- Full details should be provided for the design and security functions of the
gates. The gate pictured on the site plan has a large square handle, which can
provide a foothold for climbing. The site plan states the gates will be secure.
Details should be provided about how the gates will be secured and of the
self-closing mechanisms. The gate should be solid metal construction (not
hollow railings) this would prevent ease of bending the metal. The gates would
allow access into private amenity area which houses bikes, bins and access
into the building. These gates act as ‘front doors’ into this secure space.

- Details of the enclosed bike store should be supplied.

- It would advantageous for there to be a lobby area or airlock area within the
entrance hallway. This area will greatly increase the security for the residents
prevent access to the communal areas.

- Within the ‘lobby’ area wall mounted letter boxes should be considered to
British standard TS009. This will reduce the incidences of crimes such as
identity theft, arson, hate crime, lock manipulation and ‘fishing’ for personal
items (which may include post, vehicle and house keys, credit cards, etc).

- The security details provided in the site plan regarding doors and windows
should be implemented in the final built form.

- No Parking provision is being supplied for the residents of the application site.
Parking accommodation should be provided in accordance with the
Northamptonshire Parking Standards and satisfy policy 8 (b) (ii) of the North
Northamptonshire Joint Core Strategy. Often where parking provision for a
development is inadequate or not conveniently located, residents and visitors
will park on verges and streets that have not been designed for that purpose,



which can (and does) lead to neighbour disputes and inappropriate parking,
clutters up residential roads and can cause access issues for emergency
vehicles such as fire engines and ambulances. It also leaves cars more
vulnerable to crime, as well as requiring residents to leave their vehicles some
distance away from their dwelling potentially making the resident more
vulnerable.

7.127 It is recommended that a condition is imposed to ensure full details of the
security and crime prevention measures for the site are submitted to and approved in
writing by the local planning authority. The details should include any CCTV and
alarm systems proposed as well as details of the design and security functions of the
gates, specification of the railings, the lobby area and letterboxes within the
communal areas. Details of the bike store should be imposed as a separate
condition.

7.128 The issues regarding parking provision have been addressed in the highway
section of this report.

7.129 Subject to a condition requiring a security and crime prevention statement
being submitted to and approved in writing by the local planning authority, the
development would comply with policy 8 (e) (vi) of the JCS.

Planning obligations and conditions

7.130 The Community Infrastructure Levy Regulations 2010 at paragraph 122 sets
out limitations on the use of planning obligations under section 106 of the Town and
Country Planning Act 1990, as amended, to secure community benefits for a
scheme. It applies where a relevant determination is made which results in planning
permission being granted for development.

7.131 Planning obligations mitigate the impact of unacceptable development to make
it acceptable in planning terms. A planning obligation may only constitute a reason
for granting planning permission if it meets the following tests. Is the obligation:

(a) necessary to make the development acceptable in planning terms;
(b) directly related to the development; and
(c) fairly and reasonably related in scale and kind to the development

7.132 In addition to the above regulations the government has recently updated its
PPG with regards to planning obligations and below is summary in relation to how
the salient elements of the guidance have an influence on this proposal.

7.133 Local planning authorities should ensure that the combined total impact of
planning conditions, highway agreements and obligations does not threaten the
viability of the sites and scale of development identified in the development plan.

7.134 The government repeatedly states in its guidance that obligations must be
entirely necessary and they must be fully justified and evidenced.

7.135 The NPPF at paragraph 56 states that planning obligations should only be
sought where they meet all of the following tests: necessary to make the
development acceptable in planning terms; directly related to the development; and
fairly and reasonably related in scale and kind to the development. This advice is



reiterated under Regulation 122 of the Community Infrastructure Levy (CIL)
Regulations 2010.

7.136 Policy 7 (a) of the JCS seeks the provision on site where necessary or
contributing towards accessible, new or enhanced community services and facilities
to meet the needs arising from a development.

7.137 Policy 10 (a) seeks development either to make direct provision or contribute
towards the provision of infrastructure required by the development either alone or
cumulatively with other developments.

7.138 Policy 10 (c) seeks planning permission to only be granted if it can be
demonstrated that there is or will be sufficient infrastructure capacity provided within
an agreed timescale to support and meet all the requirements arising from a
proposed development.

7.139 Policy Gl4 and GI5 of the PBW require contributions towards the provision of
new and enhanced open space and sports facilities.

Education

Early Years

7.140 North Northamptonshire Council has a statutory responsibility to provide Early
Years services (e.g. pre-school, play-group, and/or nursery provision) for children
aged two, three or four.

7.141 The ‘sufficiency of capacity’ evidence base for Early Years provision is
currently being updated and it is therefore not possible to determine what the current
capacity is and likely impact of this development on demand for places.

7.142 In the event that a S106 planning obligation towards delivery of additional Early
Years provision is required, the current Department for Education (DfE) cost
multipliers for Early Years Education are as follows:

7.143 The Development Management team has provided an update and has
confirmed that there is not sufficient evidence at this stage to justify a S106
contribution towards early years provision and have therefore withdrawn their request
for this development.

Primary Education

7.144 The application has been assessed for its impact on local Primary Education
infrastructure; however due to capacity and forecasts locally within current provision,
no S106 contribution will be required towards Primary Education infrastructure if
approved in its current form. This will be reassessed once the mix of dwellings to be
delivered on the site is confirmed through the planning process.

Secondary Education
7.145 In terms of Secondary Education, there are a number of schools within the
vicinity of



the site which would potentially serve the development. However, as at October 2022
the majority of these were operating at 96% and above, exceeding the
Department for Education’s recommended capacity thresholds.

7.146 It is therefore expected that additional housing development coming forward in
the area will place further pressures on Secondary Education capacity in the area. A
S106 planning obligation towards provision of additional Secondary Education
capacity will therefore be required in order to adequately mitigate the impact of the
proposed development and to ensure that children residing in the properties can be
accommodated in a local school.

7.147 The current Department for Education cost multipliers for Secondary Education
are:

7.148 A S106 contribution towards Secondary Education of £7,206 will be required,
based on the proposed dwelling mix; this figure will be reassessed once the mix of
dwellings to be delivered on the site is confirmed through the planning process.

7.149 The applicant has agreed in principle to a contribution of £7,206 towards
additional secondary education capacity in order to adequately mitigate the impact of
the proposed development and to ensure that children residing in the properties can
be accommodated in a local school. The development would therefore comply with
Policy 7 (a), 10 (a) and 10 (c) of the JCS.

Northants Police and Fire and Rescue
7.150 No contribution required for fire hydrants.

7.151 In terms of general infrastructure, Northants Police has adopted the following
population-based toolkit, which is supported by the North Northants Joint Core
Strategy Infrastructure Delivery Plan and the North Northamptonshire Development
Contributions SPD.

Police toolkit in SPD 2010 figures
staff per 1000 population (a) 4.2
accommeodation per staff sgm (b) 12.42
accommodation cost per sgm (c) £ 2,642
staff set up capital cost (d) £ 8,262
contribution per person (g)

total (a x b x ¢/1000) + (dx a/1000) = e £ 173
Average occupancy rate (persons per 2.3
dwelling)

Total contribution per dwelling £397

7.152 A contribution of £4,764 is therefore required, to contribute towards the
improvement or enhancement of police service infrastructure, either through
improvements to Wellingborough Police Station or improved vehicles or technology



for policing. This figure can be reviewed, with a specific project identified, in the event
of a s106 agreement being entered into.

7.153 The applicant has agreed in principle to a contribution of £4,764 towards police
infrastructure to serve the development. The development would therefore comply
with Policy 7 (a), 10 (a) and 10 (c) of the JCS.

Libraries

7.154 North Northamptonshire Council is the Library authority for the area in which
the application site is situated. Where a new development will generate additional
need and library space requirement, the library service requires contributions towards
the costs of providing new, extended and/or improved library facilities to support the
delivery of growth. This may include contributions towards maintained library facilities
and services, as well as community-managed libraries where applicable.

7.155 This development is expected to impact on the current level of library provision
as the new residents moving into the developments utilise existing facilities.

7.156 The Library service has adopted the National Library Tariff formula produced
by the Museums Libraries and Archives Council (MLA). This includes:

* A minimum standard of 30 sq. metres of new library space per 1,000
Population.

* A construction and initial equipment cost on a per sq. metre basis (adjusted
to reflect Northamptonshire building costs), based on BCIS building costs for
public libraries.

7.157 In order to adequately serve the growing community, improvements to the
Library service are planned which will enable more flexible spaces to be available to
the public, with improved facilities and an increased range of services. A schedule of
works will be determined subject to available budget. These improvements are
intended to support the provision of Library services to meet the needs of current and
planned for population growth, to ensure adopted national and local standards of
service can be maintained, and to contribute towards delivery of the Council’s
prevention and other strategies.

7.158 In order to establish a proportionate cost towards the new works, the Library
service utilises cost multipliers as per our adopted guidance.

7.159 Local planning and library authorities are recommended to adopt a minimum
tariff of £90 per person in new housing. This is adjusted for Northamptonshire to £88
per person, based on BCIS building costs. Further information on these calculations
can be found in the adopted Creating Sustainable Communities - Planning
Obligations Framework and Guidance Document (2015).

7.160 The following outlines the cost per dwelling type based on the expected
numbers of residents for each type of unit:



7.161 A libraries contribution of £1,710 is therefore required, to contribute towards
the improvement, enhancement or expansion of Library facilities to serve the
development. This figure will be reviewed, with a specific project identified, at such
time as the S106 for the development is entered into.

7.162 The applicant has agreed in principle to a contribution of £1,170 towards the
improvement, enhancement or expansion of library facilities to serve the
development. The development would therefore comply with Policy 7 (a), 10 (a) and
10 (c) of the JCS.

Broadband

7.163 To help boost fibre broadband connectivity to new developments, the following
Informative is proposed for inclusion in any decision notice, should permission be
granted in relation to this application:

The North Northamptonshire Joint Core Spatial Strategy 2011-2031 policy 10
(e), Provision of Infrastructure, encourages developers to provide for fast
broadband to new buildings (including but not exclusive to housing,
commercial, retail or leisure) by partnering with a telecommunications provider
or providing on site infrastructure to enable the premises to be directly served
— this should be gigabit capable and where possible, full fibre connectivity.
This supports the government’s Gigabit programme and local targets to see
80% full fibre and 90% gigabit coverage by the end of 2028. Developers
should approach telecoms providers at the earliest opportunity to agree
gigabit-ready infrastructure and connectivity plans. The network capability
delivered by full fibre technology supports the fastest broadband speeds
available, is considered future proof, and will bring a multitude of opportunities,
savings and benefits. It may also add value to the development and is a major
selling point to attract potential homebuyers and occupiers, with many people
now regarding fast broadband as one of the most important considerations.

Efficiencies can be secured if ducting works and other network infrastructure is
planned early and carried out in co-operation with the installations of standard
utility works. Any works carried out should be compliant with the Manual of
Contract Documents for Highway Works- specifically Volume 1 Specification
Series 500 Drainage and Ducts, and Volume 3 Highway Construction Details
Section 1 - | Series Underground Cable Ducts. These documents can be
found at:
http://www.standardsforhighways.co.uk/ha/standards/mchw/index.htm.

Streetworks UK Guidelines on the Positioning and Colour Coding of
Underground Utilities’ Apparatus can be found here National Joint Utilities
Group (streetworks.org.uk). Proposals should also be compliant with Part R,
Schedule 1 of the Building Regulations 2010 (soon to be amended to
strengthen requirements for gigabit connectivity to new dwellings) and the
Approved Document R.

Some telecoms network providers have dedicated online portals providing
advice for developers, including:

Openreach Developer Portal (openreach.co.uk)

Virgin Media http://www.virginmedia.com/lightning/network-
expansion/property-developers




Gigaclear networkbuildcare@gigaclear.com (rural areas and some market
towns)

OFNL (GTC) http://www.ofnl.co.uk/developers

CityFibre http://cityfibre.com/property-developers

Details of other fibre network providers operating locally can be found here
http://www.superfastnorthamptonshire.net/how-we-are-
delivering/Pages/telecoms-providers.aspx.

For help and advice on broadband connectivity in North Northamptonshire
email the Superfast Northamptonshire team at
bigidea.ncc@northnorthants.gov.uk

7.164 Subject to the addition of the above informative the development would comply
with Policy 10 (e) of the JCS.

Health

7.165 The ICB has confirmed that there will not be sufficient capacity in the local
primary healthcare system to absorb the anticipated increase in demand created by
the proposed development. Practices in the local area are already at the limit of their
capacity and the increase in population could. push practices to the point that they
are no longer able to accept new patients. If this were to be the case it could result in
the population brought to the area by the new housing development experiencing
difficulties accessing primary care health services. Therefore, the ICB and NHSE are
seeking a financial contribution of £22,453.20 towards infrastructure support to
ensure the new population has access to good quality primary health care services.

7.166 The applicant has agreed in principle to a financial contribution of £22,453.20
towards infrastructure support to ensure the new population has good access to good
guality primary health care services.

7.167 The proposed development would comply with policies 7 (a), 10 (a) and 10 (c)
of the JCS.

Open Space- methodology based on the Open Space: Developer Contributions SPD
Parks and Gardens

7.168 Provide a contribution of £14,206.51 towards the ongoing maintenance of a
good quality park and garden.

7.169 The site is in the catchment of both Croyland Park and Swanspool Gardens
with the most accessible being Swanspool Gardens which is high quality.

Natural and Semi-Natural Greenspace
7.170 Incorporate Natural and Semi-Natural Greenspace on site or provide a
contribution of £9,598.97 towards an off-site project.

1.171 The site is too small to incorporate public open space on site and therefore a
contribution to an off-site is required.

Allotments
7.172 No requirement for allotment provision as the site is not within the catchment of
an accessible allotment and no specific need has been identified.



Provision for Children and Young People
7.173 Provide a contribution of £739.75 towards the ongoing maintenance of a good
quality play space.

7.174 The site is in the catchment of Croyland Park which has a good quality play
space.

Summary of Open Space Contributions

7.175 Based on the proposed dwelling mix and population generated from the
development. The contributions required, based on the Open Space: Developer
Contributions SPD totals £24,545.23.

7.176 The applicant has agreed in principle to a financial contribution of £22,545.23
towards off site open space and play provision and therefore the development would
comply with policies 7 (a), 10 (a) and 10 (c) of the JCS and Policies Gl4 and GI5 of
the PBW.

Indoor and Outdoor Sports

7.177 The methodology for the calculations is based on the Sports Provision:
Developer Contributions SPD and Playing Pitch Calculator and Sport England’s
Sports Facilities Calculator

Playing Pitches

7.178 The Playing Pitch Strategy and SPD identify an action plan with a number of
recommended actions for the following sites which are within the catchment of the
application site for football, rugby and cricket:

- Wrenn Academy (Doddington Road and London Road sites)

- Redwell Lesiure Centre (Hub site)

- Wellingborough Old Grammarians (Hub site)

7.179 A contribution of £9,337.00 is required towards pitches including capital cost
and lifecycle costs for 15 years.

7.180 The applicant has agreed in principle to a financial contribution of £9,337.00
towards off site playing pitches and therefore the development would comply with
Policies 7 (a), 10 (a) and 10 (c) of the JCS and Policies Gl4 and GI5 of the PBW.

Indoor Sports Facilities
7.181 Sport England’s sports facilities calculator (figures updated June 2023) has
generated the following:

Sports Halls- £4,023.00
Swimming Pools- £4,456.00

7.182 A contribution of £8,479.00 is required towards indoor sports facilities. The
sports hall contribution would be used for improvements to Redwell Leisure Centre in
Wellingborough and the swimming pool contribution would be directed to the new
pool project proposed at Hanwood Park in Kettering.

7.183 The applicant has agreed in principle to a financial contribution of £8,479.00
towards indoor sports facilities and therefore the development would comply with
Policies 7 (a), 10 (a) and 10 (c) of the JCS and Policy GI5 of the PBW.



Indexation
7.184 All contributions will be index linked from Q3 2023.

Summary

7.185 The applicant has confirmed they would agree to enter into a legal agreement
for any S106 contributions required as a result of the size and scale of the proposed
development. However, North Northamptonshire Council is both the owner and the
applicant and therefore cannot enter into a S106 legal agreement with themselves. In
this case, and following legal advice from the NNC planning solicitor, a pre-
commencement condition is recommended to secure the affordable housing and
financial contributions by way of a unilateral undertaking.

Conditions

7.186 The 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.

7.187 It is considered that the proposed conditions meet the tests set out in the
NPPF and the provisions of the PPG.

8. CONCLUSION/PLANNING BALANCE

8.1 The proposed development complies with the relevant development plan policies
and is consistent with the provisions in the NPPF. In the absence of any material
considerations of sufficient weight, it is recommended that the proposal be approved
subject to conditions.

9. RECOMMENDATION

9.1 That planning permission be GRANTED subject to the conditions listed at the
end of the report

10. Conditions

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 drawings/details:
Unreferenced drawing - Site Location Plan (registered 6 October 2022)



Drawing No. 022-063-001 Rev A - Proposed Site Plan (registered 6 October 2022)
Drawing No. 022-063-002 Rev A - Proposed Ground Floor Plan (registered 6
October 2022)

Drawing No. 022-063-003 Rev A - Proposed First Floor Plan (registered 6 October
2022)

Drawing No. 022-063-004 Rev A - Proposed Second Floor Plan (registered 6
October 2022)

Drawing No. 022-063-005 Rev A - Proposed Elevations (registered 5 July 2023)
Drawing No. 032-PEV-XX-03-DR-A-9005 Rev P03 - Proposed Roof Plan
(registered 6 October 2022)

Drawing No. MK PE DR 01 Rev B - Proposed Landscaping Plan (registered 6
October 2022)

Tree Survey by Hayden's Arboricultural Consultants (Report ref. 6453 Rev A)
Dated 5 March 2018 (registered 6 October 2022)

Drawing No. 6453-D-AlA Rev A - Tree Protection Plan (registered 6 October 2018)
Flood Risk Assessment by MAC (Report ref. 857-FRA-01-A) Dated April 2023
(registered 19 April 2023)

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.

. Prior to their first use on site a schedule and samples of all external finish
materials including wall and roof materials, lintels, fascias, and rainwater goods,
including finish colour, shall be submitted to and agreed in writing by the Local
Planning Authority. Works shall be implemented in accordance with the approved
materials and details specified and shall be permanently maintained as such.

Reason: To ensure that the development does not detract from the appearance of
the locality in accordance with policy 2 (b) and policy 8 (d) (i) of the North
Northamptonshire Joint Core Strategy.

. Prior to installation, a schedule of drawings that show details of proposed windows
and doors in section and elevation at scales between 1:20 and 1:1 as appropriate,
showing details of glazing type, framing, glazing bars, cills, ironmongery, and finish
colour shall be submitted to and approved in writing by the Local Planning
Authority. Works shall be implemented in accordance with the approved details
and shall be permanently maintained as such.

Reason: To ensure that the development does not detract from the appearance of
the locality in accordance with policy 2 (b) and policy 8 (d) (i) of the North
Northamptonshire Joint Core Strategy.

. Notwithstanding the approved details, prior to their first use on site full details of all
boundary treatments, gates and railings including the materials and specification
proposed shall be submitted to and agreed in writing by the Local Planning
Authority. Works shall be implemented prior to the first occupation of the building
in accordance with the approved materials and details specified and shall be
permanently maintained as such.

Reason: To protect the character and appearance of the area, minimise the effect
of development on the area and provide adequate privacy in accordance with



policy 2 (a) , policy 8 (d) (i) and policy 8 (e) (i) of the North Northamptonshire Joint
Core Strategy.

. The development hereby permitted shall be carried out in accordance with the
hereby approved landscaping scheme shown on drawing number. MK PE DR 01
Rev B. The approved landscaping details shall be fully implemented within the first
planning season following the first occupation of the development. 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 of 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. All hard and soft landscape works shall be carried out prior to the
occupation of the buildings or the completion of the development whichever is the
sooner or in accordance with a programme agreed in writing by the local planning
authority.

Reason: To protect and enhance the character and appearance of the area in
accordance with policy 3 (a), (b) and (e) of the North Northamptonshire Joint Core
Strategy.

. Notwithstanding the approved tree survey and tree protection plan, prior to the
commencement of development a detailed arboricultural method statement and
tree protection plan shall be submitted to and approved in writing by the local
planning authority. The development should be implemented in accordance with
the approved details and all trees should be protected to the latest British
Standards (currently BS5837:2012) prior to any site preparation or construction
works starting and throughout the construction process.

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.

. No development shall take place until the implementation of a programme of
archaeological work in accordance with a written scheme of investigation has been
submitted to and approved in writing by the Local Planning Authority.

This written scheme will include the following components, completion of each of
which will trigger the phased discharging of the condition:

(i) fieldwork in accordance with the agreed written scheme of investigation;

(i) post-excavation assessment (to be submitted within six months of the
completion of fieldwork, unless otherwise agreed in advance with the Local
Planning Authority);

(i) completion of post-excavation analysis, preparation of site archive ready for
deposition at a store (Northamptonshire ARC) approved by the Local Planning
Authority, completion of an archive report, and submission of a publication report
to be completed within two years of the completion of fieldwork, unless otherwise
agreed in advance with the Local Planning Authority.

Reason: To ensure that features of archaeological interest are properly examined
and recorded, and the results made available, in accordance with policy 2 (d) of
the North Northamptonshire Joint Core Strategy and paragraph 205 of the



National Planning Policy Framework.

9. The development hereby permitted shall not be commenced until such time as a
scheme based on the approved Flood Risk Assessment report reference: 857-
FRA-01-A prepared by MAC Ltd dated 14th April 2023 to ensure that no loss of
floodplain capacity is lost as a result of the proposed development has been
submitted to, and approved in writing by, the local planning authority.

The scheme shall be fully implemented and subsequently maintained, in
accordance with the timing / phasing arrangements embodied within the scheme,
or within any other period as may subsequently be agreed, in writing, by the local
planning authority.

Reason: to reduce the risk of flooding to the proposed development and
surrounding catchment in accordance with Policy 5 of the North Northamptonshire
Joint Core Strategy.

10. The development hereby permitted shall not be commenced until full details of
the surface water drainage scheme for the site, based on the approved Flood Risk
Assessment report reference: 857-FRA-01-A prepared by MAC Ltd dated 14th
April 2023. Will be submitted to and approved in writing by the local planning
authority. The scheme shall subsequently be implemented in accordance with the
approved details before the development is completed.

The scheme shall include:

I. details (i.e. designs, diameters, invert and cover levels, gradients, dimensions
and so on) of all elements of the proposed drainage system, to include pipes,
inspection chambers, outfalls/inlets and attenuation structures (if required).

ii. details of the drainage system are to be accompanied by full and appropriately
cross-referenced supporting calculations.

iii. cross sections of the control chambers (including site specific levels mAOD)
and manufacturers' hydraulic curves should be submitted for all hydrobrakes and
other flow control devices

Reason: to prevent the increased risk of flooding, both on and off site, by ensuring
the satisfactory means of surface water attenuation and discharge from the site in
accordance with Policy 5 of the North Northamptonshire Joint Core Strategy.

11. The development hereby permitted shall not be commenced 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.

Details are required of which organisation or body will be the main maintaining
body where the area is multifunctional with evidence that the organisation/body
has agreed to such adoption. The scheme shall include, a maintenance schedule
setting out which assets need to be maintained, at what intervals and what method
is to be used. A site plan including access points, maintenance access easements
and outfalls shall be included. Maintenance operational areas are to be identified
and shown on the plans, to ensure there is room to gain access to the asset,



maintain it with appropriate plant and then handle any arisings generated from the
site. Details of expected design life of all assets with a schedule of when
replacement assets may be required.

Reason: to ensure that the drainage systems associated with the development will
be adopted and maintained appropriately in perpetuity of the development, to
reduce the potential risk of flooding due to failure of the proposed drainage system
in accordance with Policy 5 of the North Northamptonshire Joint Core Strategy.

12. No occupation of the development shall take place until a verification report for
the installed surface water drainage system for the site based on the approved
Flood Risk Assessment report reference: 857-FRA-01-A prepared by MAC Ltd
dated 14th April 2023 has been submitted in writing by a suitably qualified
independent drainage engineer and approved in writing by the local planning
authority.

The details shall include:

a) Any departure from the agreed design is keeping with the approved principles
b) Any As-Built Drawings and accompanying photos

c) Results of any Performance testing undertaken as a part of the application
process (if required / necessary)

d) Copies of any Statutory Approvals, such as Land Drainage Consent for
Discharges etc.

e) CCTV confirmation that the system is free from defects, damage and foreign
objects.

Reason: to ensure the installed surface water drainage system is satisfactory and
in accordance with the approved reports for the development site in accordance
with Policy 5 of the North Northamptonshire Joint Core Strategy.

13. The development hereby permitted shall not be commenced until such time as
a scheme to ensure finished floor levels are set no lower than 48.10 metres Above
Ordnance Datum have been submitted to and approved in writing by the local
planning authority.

The scheme should demonstrate that no development other than in line with the
approved Flood Risk Assessment report reference: 857-FRA-01-A prepared by
MAC Ltd dated 14th April 2023 is located within the anticipated flood flow route(s).

The scheme shall be fully implemented and subsequently maintained, in
accordance with the timing / phasing arrangements embodied within the scheme,
or within any other period as may subsequently be agreed in writing by the local
planning authority.

Reason: to reduce the risk of flooding to the proposed development and future
users and to ensure that pluvial flood flow routes are not displaced causing
flooding to others in accordance with Policy 5 of the North Northamptonshire Joint
Core Strategy.

14. Prior to commencement of the development, a scheme to assess the impact of
the adjacent commercial premises on the proposed development shall be
submitted to and approved in writing by the local planning authority. The scheme
shall demonstrate that the ‘agent of change' principle in accordance with



paragraph 187 of the National Planning Policy Framework has been considered
and the applicant should demonstrate that the new development can be integrated
effectively with existing businesses and community facilities. This should include
an odour assessment relating to the emissions from local commercial cooking
extraction systems as well as an assessment of noise and other disturbances from
the local commercial uses including but not limited to fixed plant (such as cooking
extraction systems, air conditioning, chiller units etc) and site deliveries.

The approved scheme and any mitigation measures required shall be
implemented prior to the first occupation of the development and maintained
thereafter.

Reason: in the interest of safeguarding residential amenity in accordance with
Policy 8 (e) (ii) of the North Northamptonshire Joint Core Strategy.

15. Prior to the commencement of development, a scheme for achieving the noise
levels outlined in BS8233:2014 with regards to the residential units shall be
submitted to and approved in writing by the local planning authority. The approved
scheme shall be implemented before the first occupation of the development and
thereafter maintained in the approved state at all times. No alterations shall be
made to the approved structure including roof, doors, windows and external
facades, layout of the units or noise barriers.

Reason: details are required prior to the commencement of development in the
interest of safeguarding residential amenity in accordance with policy 8 (e) (i) of
the North Northamptonshire Joint Core Strategy.

16. Prior to the commencement of development a construction environmental
management plan (CEMP) shall be submitted to and approved in writing by the
local planning authority. The approved CEMP shall be adhered to throughout the
construction period and the approved measures shall be retained for the duration
of the construction works.

Reason: In the interests of safeguarding highway safety, residential amenity and
biodiversity in accordance with policy 8 (e) (i) and (ii) and Policy 4 of the North
Northamptonshire Joint Core Strategy.

17. The dwellings 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.

18. Prior to the commencement of the development details of the external lighting
scheme proposed shall be submitted to and approved in writing by the local
planning authority. The scheme should be designed to avoid illuminating
Swanspool Brook and trees surrounding the site in order to maintain dark areas for
bats and wildlife. Prior to the first occupation of the development, the lighting
scheme shall be implemented in accordance with the approved details and
retained as such thereafter.



Reason: to ensure the impact on the amenity of the neighbouring residential
occupiers and protected species is acceptable in accordance with policy 4 and
policy 8 (e) (ii) of the JCS.

19. Prior to construction a detailed plan should be submitted and approved by the
local planning authority identifying which dwellings would meet the requirements of
the national Accessibility Standards in category 2 (accessible and adaptable
dwellings) and Category 3 (wheelchair use) in accordance with the schedule of the
Approved Document M of the Building Regulations (2015). The approved scheme
shall be implemented prior to the first occupation of each associated dwelling in
accordance with the details thereby approved by the appointed building control
body.

Reason: To ensure that the development complies with the national accessibility
standards and policy 30 (c) of the North Northamptonshire Joint Core Strategy.

20. The windows on the north elevation serving the bathrooms to flats 1, 5 and 9
shall be glazed with obscure glass. The level of obscurity shall be a minimum level
3 of the Pilkington range of textured glass or equivalent. The windows shall not be
altered to clear glazing without the specific grant of planning permission from the
local planning authority.

Reason: In the interests of privacy and residential amenity for future occupiers and
existing neighbouring properties in accordance with Policy 8 (e) (i) of the North
Northamptonshire Joint Core Strategy.

21. Prior to the first occupation of the development, the existing vehicular crossing
must be closed, and all highway surfaces affected by the proposals reinstated,
using similar materials to adjoining paving, in accordance with the specification of
the Local Highway Authority and subject to a suitable licence/agreement under the
Highways Act 1980.

Reason: In the interest of highway safety in accordance with policy 8 (b) (i) of the
North Northamptonshire Joint Core Strategy.

22. Prior to the commencement of the development hereby approved a timetable
and plan shall be submitted to and approved in writing by the local planning
authority which sets out the details of temporary access arrangements for the
existing cycleway/footpath and when the realigned cycleway/footpath on site and
associated signage and road markings to adoptable standards shall be
implemented. The approved details shall be retained as such thereafter.

Reason: in the interests of suitable access provision and highway safety in
accordance with policy 8 (b) (i) of the North Northamptonshire Joint Core Strategy.

23. Prior to the first occupation of the development hereby permitted details of the
secure covered cycle parking as indicated on the approved plans shall be
submitted to and approved in writing by the local planning authority. The cycle
parking shall be implemented in accordance with the approved details prior to the
first occupation of the development and retained as such thereafter.



Reason: To ensure the provision and availability of cycle parking and sustainable
transport options in accordance with policy 8 (b) (ii) of the North Northamptonshire
Joint Core Strategy.

24. No development shall take place until an assessment of ground conditions to
determine the likelihood of any ground, groundwater or gas contamination of the
site has been carried out in accordance with the Environment Agency's ‘Model
Procedures for the Management of Land Contamination'. The results of this
survey detailing the nature and extent of any contamination, together with a
strategy for any remedial action deemed necessary to bring the site to a condition
suitable for its intended use, shall be submitted to and approved by the local
planning authority before construction works commence.

Any remedial works shall be carried out in accordance with the approved strategy
and validated by submission of an appropriate verification report prior to first
occupation of the development.

Should any unforeseen contamination be encountered the local planning authority
shall be informed immediately. Any additional site investigation and remedial work
that is required as a result of unforeseen contamination will also be carried out to
the written satisfaction of the local planning authority.

Reason: To ensure that the site is fit for its proposed purposed and any potential
risks to human health, property, and the natural and historical environment, are
appropriately investigated and minimised in accordance with policy 6 of the North
Northamptonshire Joint Core Strategy.

25. No development shall commence until the applicant has submitted details which
demonstrate the crime prevention and security measures for the development
including details of any CCTV/alarm/entry systems for the building and gates,
specification of the railings and the lobby and letterboxes in the communal areas.
The details should show how these measures will be adequately installed and
maintained. Prior to the first occupation of any dwelling the security measures
shall be implemented in accordance with the approved details and retained as
such thereatfter.

Reason: in order to reduce crime and disorder and the fear of crime in
accordance with policy 8 (e) (iv) of the North Northamptonshire Joint Core
Strategy.

26. Prior to the commencement of development, the landowner and any other party
with a legal interest in the site, must enter into a Section 106 planning obligation
by way of a unilateral undertaking for the following planning obligations (index
linked to Q3 2023):

- One unit of affordable housing on site to meet local affordable housing need
- Secondary education contribution of £7,206.00

- Police infrastructure contribution of £4,764.00

- Libraries contribution of £1,710.00

- Healthcare contribution of £22,453.20

- Open space contribution of £24,545.23

- Playing pitch contribution of £9,337.00

- Indoor Sports contribution of £8,479.00



Reason: to ensure adequate facilities and infrastructure are provided to serve the
development in accordance with Policies 7 (a), 10 (a), 10 (c), 30 (d) of the North
Northamptonshire Joint Core Strategy and Policies Gl4 and GI5 of the Plan for the
Borough of Wellingborough.

11. 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 North Northamptonshire Council 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. Environmental permit The Environmental Permitting (England and Wales)
Regulations 2016 require a permit to be obtained for any activities which will take
place:

- on or within 8 metres of a main river (16 metres if tidal)

- on or within 8 metres of a flood defence structure or culverted main river (16
metres if tidal)

- on or within 16 metres of a sea defence

- involving quarrying or excavation within 16 metres of any main river, flood
defence (including a remote defence) or culvert

- in the floodplain of a main river if the activity could affect flood flow or storage
and potential impacts are not controlled by a planning permission

For further guidance please visit https://www.gov.uk/guidance/flood-risk-activities-
environmental-permits or contact our National Customer Contact Centre on 03708
506 506. The applicant should not assume that a permit will automatically be
forthcoming once planning permission has been granted, and we advise them to
consult with us at the earliest opportunity.

4. Notification of intention to connect to the public sewer under S106 of the Water
Industry Act Approval and consent will be required by Anglian Water, under the
Water Industry Act 1991. Contact Development Services Team 0345 606 6087.

5. Notification of intention to connect to the public sewer under S106 of the Water
Industry Act Approval and consent will be required by Anglian Water, under the



Water Industry Act 1991. Contact Development Services Team 0345 606 6087.

6. Protection of existing assets - A public sewer is shown on record plans within the
land identified for the proposed development. It appears that development
proposals will affect existing public sewers. It is recommended that the applicant
contacts Anglian Water Development Services Team for further advice on this
matter. Building over existing public sewers will not be permitted (without
agreement) from Anglian Water.

7. Building near to a public sewer - No building will be permitted within the statutory
easement width of 3 metres from the pipeline without agreement from Anglian
Water. Please contact Development Services Team on 0345 606 6087.

8. The developer should note that the site drainage details submitted have not been
approved for the purposes of adoption. If the developer wishes to have the sewers
included in a sewer adoption agreement with Anglian Water (under Sections 104
of the Water Industry Act 1991), they should contact our Development Services
Team on 0345 606 6087 at the earliest opportunity. Sewers intended for adoption
should be designed and constructed in accordance with Sewers for Adoption
guide for developers, as supplemented by Anglian Water's requirements.

9. It should be noted that the Local Authority, in considering compliance with the
noise scheme condition has regard to both internal and external amenity space
noise levels. Applications may be refused where the external noise levels or
internal noise levels with open windows do not meet the standards required. Whilst
there is some flexibility to the standards outlined in BS8233:2014 this can only be
applied where planning policy supports the need for the development.

The applicant shall have regard to the suitability of the type of residential
accommodation in the proposed location and its design and layout before
consideration of glazing and ventilation specifications.

The scheme can be informed by measurement and/or prediction using noise
modelling provided that the model used has been verified. Only an appropriately
qualified acoustic consultant will be able to carry out an assessment of the noise.
The Institute of Acoustics website gives contact details of acoustic consultants -
Www.ioa.org.uk.

10. The Statement required to discharge the Construction Environmental
Management Plan of this consent is expected to cover the following matters:
- the parking and turning of vehicles of site operatives and visitors;
- loading and unloading of plant and materials;
- storage of plant and materials used in constructing the development;
- the erection and maintenance of security hoarding including decorative displays
and facilities for public viewing, where appropriate;
- details of measures to prevent mud and other such material migrating onto the
highway from construction vehicles;
- wheel washing facilities;
- measures to control the emission of dust and dirt during construction;
- a scheme for waste minimisation and recycling/disposing of waste resulting from
the construction works;
- design of construction access;



- hours of construction work;

- measures to control overspill of light from security lighting;

measures for the storage and control of chemicals, vehicle fuels or lubricants left
at the site;

- details of a pollution prevention plan and pollution control equipment.

11. Contractors and sub contractors must have regard to BS 5228-2:2009 "Code of
Practice for Noise Control on Construction and Open Sites" and the Control of
Pollution Act 1974. Local residents that may be affected by the work shall also be
notified in writing, after approval is received from the LPA or Environmental Health.
Works audible at the site boundary outside the approved hours may result in the
service of a Notice restricting the hours. Breach of the notice may result in
prosecution and an unlimited fine and/or six months imprisonment.

12. All gas fired boilers should meet a minimum standard of 40 mgNOx/Kwh.

13. Due to the underlying geology present throughout Northamptonshire, the levels
of some naturally occurring contaminants frequently exceed the levels at which the
risk to human health would be considered acceptable for residential land use. Your
attention is drawn to the Northants Contaminated Land Group Developers Guide
which is available on the Council website.

14. The North Northamptonshire Joint Core Spatial Strategy 2011-2031 policy 10
(e), Provision of Infrastructure, encourages developers to provide for fast
broadband to new buildings (including but not exclusive to housing, commercial,
retail or leisure) by partnering with a telecommunications provider or providing on
site infrastructure to enable the premises to be directly served - this should be
gigabit capable and where possible, full fibre connectivity. This supports the
government's Gigabit programme and local targets to see 80% full fibre and 90%
gigabit coverage by the end of 2028. Developers should approach telecoms
providers at the earliest opportunity to agree gigabit-ready infrastructure and
connectivity plans. The network capability delivered by full fibre technology
supports the fastest broadband speeds available, is considered future proof, and
will bring a multitude of opportunities, savings and benefits. It may also add value
to the development and is a major selling point to attract potential homebuyers and
occupiers, with many people now regarding fast broadband as one of the most
important considerations.

Efficiencies can be secured if ducting works and other network infrastructure is
planned early and carried out in co-operation with the installations of standard
utility works. Any works carried out should be compliant with the Manual of
Contract Documents for Highway Works- specifically Volume 1 Specification
Series 500 Drainage and Ducts, and Volume 3 Highway Construction Details
Section 1 - | Series Underground Cable Ducts. These documents can be found at:
http://www.standardsforhighways.co.uk/ha/standards/mchw/index.htm.

Streetworks UK Guidelines on the Positioning and Colour Coding of Underground
Utilities' Apparatus can be found here National Joint Utilities Group
(streetworks.org.uk). Proposals should also be compliant with Part R, Schedule 1
of the Building Regulations 2010 (soon to be amended to strengthen requirements
for gigabit connectivity to new dwellings) and the Approved Document R.



Some telecoms network providers have dedicated online portals providing advice
for developers, including:

Openreach Developer Portal (openreach.co.uk)

Virgin Media http://www.virginmedia.com/lightning/network-expansion/property-
developers

Gigaclear networkbuildcare@gigaclear.com (rural areas and some market towns)
OFNL (GTC) http://www.ofnl.co.uk/developers

CityFibre http://cityfibre.com/property-developers

Details of other fibre network providers operating locally can be found here
http://www.superfastnorthamptonshire.net/how-we-are-delivering/Pages/telecoms-
providers.aspx.

For help and advice on broadband connectivity in North Northamptonshire email
the Superfast Northamptonshire team at bigidea.ncc@northnorthants.gov.uk

15. 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
https://www.wellingborough.gov.uk/info/200011/building_control/1039/street_nami
ng_and_numbering



