MINUTES OF A MEETING OF THE PLANNING AND DEVELOPMENT
COMMITTEE HELD ON TUESDAY 12th APRIL 2022 AT 6.45PM
IN THE TOWN HALL, MARKET SQUARE, HIGHAM FERRERS
PRESENT:
Cllr V K Paul (Chairman)
Cllr Mrs P H Whiting
Cllr N Brown
Cllr Mrs C Reavey
Cllr G Salmon
Cllr S Prosser
Cllr Mrs A Gardner
Miss A J Schofield (Town Clerk)
IN ATTENDANCE: 3 members of the public
1.

APOLOGIES
None.

2.

DECLARATIONS OF INTEREST
Other Interests
Cllr Mrs P H Whiting – item 5.1 (iiii). Her daughter is in attendance as a speaker.

3.

MINUTES
RESOLVED:
That the minutes of the meeting held on the 15th March 2022 be signed as a true and
correct record of the meeting.

4.

PUBLIC FORUM
Samantha Pengelly and the following speakers objected to the amendments to
planning application 21/00498/FUL.
The current flood maps put this area at high risk before development. At present,
during heavy rainfall, there is already insufficient capacity of the local drains to cope
with the surface water run off as evidenced by my house flood and the constant
flooding of the footpaths at the bottom of Peck Way because of the drains not coping
with any excess water. Page 46 of NNPF states “inappropriate development in areas
at risk of flooding should be avoided.”
Anglian Water refer to the desktop analysis suggesting that the proposed
development will lead to an unacceptable risk of flooding downstream. In addition,
Ilke Homes need to prove that all surface water disposal routes have been explored.
The original proposed plans show the majority of land being covered in tarmac. Ilke
Homes are going to remove five of the 4-bedroom homes. This does not give the
development any more space to increase the pond capacity or increase the open space
beside the pond. It needs to be doubled in capacity, including the overflow crate
system that lies underneath. Another concern is that of who will be responsible for
the pond maintenance.
The planned development is also significantly higher than our street so this too will
have a major impact on the velocity and speed water flows. As it is understood the
new plans have raised plots 60-66 which are the row of houses backing on to Peck
Way. They originally have a finished floor level of 61.35 and now it is at 61.55. This
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means the houses will be 5m above my back fence.
There is no mention of green space being added to the top end of the development,
which needs green space to soak up excess water before it follows the route of the
surface flooding line.
The expectation that all construction traffic and entrance to this development is to go
down Prospect Avenue is simply ludicrous, the extra traffic will have a major adverse
effect on Higham Ferrers.
Ilke Homes have still not engaged with residents since the very first “zoom” meeting
back in the Autumn 2020.
Dr Lorraine Childs
Since the first planning application was submitted by Ilke Homes, they have made
some minor tweaks, but they have failed to address previous key material objections
offered by local councils and residents.
Ilke Homes latest resubmitted documents:
•
do not comply with the National Planning Policy Framework 2021
•
continue to include inaccurate and misleading documentation
•
continue to ignore key concerns of residents
•
and evidence that Ilke Homes and Coop care little about the law, community
cohesion, safety and amenities.
Specifically they have not addressed :
•
the loss of biodiversity
•
lack of green space
•
flooding risk
•
and absence of a children’s play area in the new estate.
Neither have they addressed the impact on current residents from
•
the loss of privacy from overlooking;
•
safety, i.e. because of alleyways;
•
loss of amenity, i.e. losing on-street car parking;
•
and loss of character of the locality, by changing road layouts and chopping
down established street trees on Higham Road and Prospect Avenue.
Access continues to be a major issue. The Construction Environmental Management
Plan (CEMP) still had the wrong street names, addresses and route until NNC
insisted this was corrected last week. But the CEMP continues to vaguely indicate
that abnormal loads, up to 6 metres wide, will leave the A45 to travel down
Northampton Road, Higham High Street, turning into Queensway, Manor Way and
The Hedges. Locals know this cannot work. The CEMP has no swept path analyses
however, which must be a deliberate omission given that it does mention S-bends,
enroute. The main difference since previous submissions is the CEMP and further,
although still vague, routes for construction traffic.
Ilke have proposed 3 different delivery routes for the wide loads, none of which have
been demonstrated to be viable options.
Samantha Pengelly (speaking on behalf of Sharon Payne)
Concerned was expressed regarding the eco-impact of the proposal. Ilke’s proposal
results in a loss of habitat for wildlife, fauna and flora onsite. Ilke have declined to
keep the wildlife corridors initially proposed for the site. Ilke’s removal of woodland
has resulted in flooding and they have not fully addressed this risk. Ilke propose the
removal of street trees and street grass on Higham Hill and Prospect Avenue. Their
proposal states three trees on Higham Road, but it’s actually four.
There is a negative impact on biodiversity. Part of this land is Greenfield land.
Further, Ilke continue to insist on using gas boilers, which have a low eco rating.
Concerned was expressed regarding the community impact. The impact on families
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remains huge. Ilke have still not addressed:•
The lack of green space and no play facilities.
•
Lack of privacy for current residents who will have buildings overlooking
theirs, just 5 meters away from their fence
•
Risk of crime because of alleyways, some backing on to current residents
back gardens.
•
Ilke have also failed to acknowledge the established footpath, with buildings
over the route.
The access route also continues to be inadequate. With access via John Clark Way
and tree-lined wildlife corridors along the north and west sides of the site, the issues
of biodiversity, privacy, safety, accessibility and streets trees and even to some extent
flooding would be much resolved. Ironically, this would be a return to the initial
plans for this site, from 1996 and the proposals that followed that, when locals were
consulted and raised no objections.
5.
5.1.

PLANNING
To consider response to the following planning applications:-

(i)

21/00498/FUL: Amendment - Construction of 133 dwellings, internal roads, public
open space, landscaping and other ancillary works, including creation of a new
vehicular and pedestrian access from Prospect Avenue and pedestrian access from
Shirley Road at Land Off Shirley Road, Rushden
RESOLVED:
That additional points of objection are made to the proposal that have not been
covered in the previous submissions. The points of objection to relate to the
comments made by the speakers regarding overlooking and loss of privacy,
overshadowing, scale and dominance, drainage and flood risk, effect on trees and
wildlife and nature conservation.

(ii)

22/00289/FUL: Demolition of existing garage and construction of enlarged garage;
Introduction of additional landing window to side elevation of existing dwelling, 6
North End, Higham Ferrers.
RESOLVED:
No objections. Careful consideration should be given to the access arrangements for
deliveries during the construction phase to mitigate the impact on access to
neighbouring properties and the highway.

(iii)

22/00332/FUL: Two storey rear extension, 17 College Street, Higham Ferrers
RESOLVED:
No objections and no comments.

(iv)

22/00320/FUL: First floor extension over garage to accommodate home office, 6
Coniston Close, Higham Ferrers.
RESOLVED:
No objections and no comments.

5.2.

To receive and note determinations on planning applications.
RESOLVED:
That the following determinations on planning applications be noted:Planning Permission
22/00013/FUL – 1 Linnetts Lane. Single storey rear extensions; Fenestration
changes & replacement cladding to the front elevation; New window to the side
elevation.
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6.

ITEMS TO REPORT
Cllr G Salmon referred to the parking issues and damage to the new electrical vehicle
charging points on Newman Street. He also advised that usage data had been
requested from North Northamptonshire Council. The Clerk had received and will
circulate information that parking restrictions and enforcement are being introduced
at the new charging bays from 18th April.

7.

DATE OF NEXT MEETING
17th May 2022.
Chairman
Date
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PLANNING & DEVELOPMENT COMMITTEE
17th May 2022
PLANNING APPLICATIONS
22/00405/FUL: First floor extension, internal alterations and associated works at 37 York
Road, Higham Ferrers
Applicant: Mr D Sparkes
The building is fairly well known locally, it is the single storey unit on York Road that was
originally the Higham Ferrers Co-operative shop. It has history also as a print works factory
and is now run as a workshop for a musical instrument company who make hand-crafted
guitars. All surrounding buildings are residential and most are two-storey.
Existing use is mixed – retail, office, storage and some manufacturing. Planning permission
was previously granted for a first floor extension in 2015 – the work was not carried out and
permission has now lapsed. I have included the delegated report and the permission document
from the 2015 application for your information. Higham Ferrers Town Council submitted no
objection to the previous consultation, though we did express concerns about the visual impact
of the building in terms of the proposed materials and potential noise and odour impacts on
neighbouring buildings. Proposed plans do not allow for any further parking provision than the
existing 7 spaces. Comments by Highways (enclosed) outline the minimum required parking
spaces per sq. ft of retail space.
Ground floor layout would remain largely the same with small accommodations made for the
placement of a staircase to the proposed first floor extension. First floor extension would allow
for relocation of air compressor unit and further storage, the proposed extension does not cover
the whole of the existing ground floor but would be an L-shape covering approximately half of
the existing building’s footprint.
All current external material on the existing single storey building is brickwork. Proposed first
floor extension – both walls and roof proposed to be finished in anthracite colour powder coated
insulation panels.
Please note there is a significant number of documents linked to this planning application
and the planning history of this location – if you require any more information on the
previous planning applications made for this property please check the planning portal
on the NNC website or ask the Assistant Clerk ahead of the meeting so we can prepare
the information for you.
22/00234/FUL: Replacement and improvements to existing site access and track with a
new site access road and gate house at Chelveston Renewable Energy Park, The Airfield,
Chelveston
Applicant: Federal Estates Ltd
All details and site plans are enclosed. Note that 17 objections have been received (as of 10th
May) on the planning portal and can be viewed there or provided on request. The response
from Chelveston Parish Council is enclosed alongside a response from one of our Unitary
Councillors.
22/00445/ADV: Removal of old signage including the fascia and window signs, to be
replaced with new fascia sign and frosted window logo at 4a Market Square, Higham
Ferrers
Applicant: L Curling
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4a Market Square was previously Higham Eye Care and is becoming Higham Refill. Work will
include removing the old Higham Eye Care signage and ‘eye’ branding from the window and
replacing with a sign (white writing on green background) and a frosted logo on the window
in the same location as the existing logo. Photos of proposed design enclosed.
22/00577/FUL: Two storey infill extension to front right hand side, existing porch to be
rebuilt, form oriel to front, replace existing timber cladding with silicone render and
alterations to fenestrations at 32 Oaks Drive, Higham Ferrers
Applicant: Mr J Clay
Property has had a planning application refused (21/01581/FUL) and this is a resubmitted plan
with alterations to accommodate the reasons for refusal. On the previous application our
comment was:

That the Council have no objection. That comment be made to express concern regarding
the close proximity of the extension to the boundary with and side elevation of the
adjoining property at no. 28. The space between the two walls of the properties will be
very narrow. Highways also had no objection to the previous application.

The reasons stated for previous refusal were (in summary): would not accord with the NN Joint
Core Strategy and Neighbourhood Plan Policy due to poor design and dominant nature of the
proposed front projecting element. Would not be in keeping with the character of the host
dwelling or the surrounding area.
This application has reduced the proposed extension area from the previous application, revised
the porch and allowed for the current space between the property and adjoining property (28)
to be retained thereby addressing the issues we raised previously.
Proposed plans do not affect current parking provision, there are 3 off road spaces. Wall and
roof materials of proposed work are to match existing, windows and doors proposed to be dark
grey UPVC and composite (existing windows and doors are white UPVC). Proposed
extensions and alterations would provide a master bedroom with ensuite and larger kitchen and
dining spaces but will not change the overall number of bedrooms in the property due to one
of the existing smaller bedrooms being converted to the ensuite.
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DESIGN & ACCESS
STATEMENT

FULL PLANNING APPLICATION:
37 York Road,
Higham Ferrers,
Northamptonshire.
NN10 8HZ.
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1.0

INTRODUCTION

This document has been prepared by Blueprint Architectural Design on behalf of the
client and site owner, Mr Sparkes. This written material, along with the required
drawings (please see below list of associated documentation) have been submitted with
the aim to obtain Full Planning approval for the following works:

➔ First ﬂoor extension to create additional ﬂoor space to extend existing use and
function.
➔ Relocation of Air compressor unit.
➔ Addition of Solar Panel and new Flue to proposed roof.
This Statement will further detail and assess the sought-after proposals and should be
read in full conjunction with the below drawings, as submitted with the Planning
Application:
➔
➔
➔
➔
➔
➔

2.0

22-008-10 (latest revision) Existing Floor Plan.
22-008-11 (latest revision) Existing Elevations.
22-008-12 (latest revision) Proposed Ground Floor Plan.
22-008-13 (latest revision) Proposed First Floor Plan.
22-008-14 (latest revision) Proposed Elevations.
22-008-15 (latest revision) Proposed Site Plan and Site Location Plan.

THE SITE & LOCALITY

Image 01 (above)– Screenshot from Google Maps by Blueprint Architectural Design.
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The site is located on the corner of York Road and Lancaster Street in Higham Ferrers
and is built in line with the adjacent residential dwellings running in both directions. The
surrounding buildings within the sites immediate locality are predominantly residential
with a majority being two storey.

3.0

PREVIOUS PLANNING APPLICATIONS

First ﬂoor extension to create storage area, ofﬁce and spray booth with ﬂues
Ref. No: 15/01867/FUL
Status: Permitted
Decision Issue Date: 01st February 2016.
Relocation of existing spray booth with associated relocation of external ducting to
roof area.
Ref. No: 18/02332/FUL
Status: Permitted
Decision Issue Date: 23rd May 2019.

4.0

DESIGN
4.1

BRIEF

To create additional ﬂoor area to serve the existing use and functions of the existing
building. The existing ﬂoor space comprises of; Retail area, Ofﬁce area, Storage area and
Guitar manufacturing and spray painting areas.
To also relocate the existing air compressor unit. This is currently sited just off the York
Road access point and is an obstruction within the sites only external area within the
site boundary. It proposed to be site on the existing ﬂat roof area.
Inclusion of Solar panels to the proposed First Floor Roof area.

4.2

LAYOUT & SCALE

The Ground Floor layout will remain predominantly the same with the addition of a ﬂight
of stairs added and the immediate vicinity of this stair well altered to accommodate this
in full compliance with Building Regulations.
The proposed extension allows for the creation of a storage area at ﬁrst ﬂoor with a
staircase introduced at ground ﬂoor to provide access. The extension has been designed
in a L-shape conﬁguration to work around the existing roof lanterns while allowing the
elevation onto Lancaster Street to keep the symmetry of the existing ground ﬂoor
façade. The L-shape also reduces the impact of the extension over the neighbouring
P A G E 04
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For Plan making this means that:- Local planning authorities should positively see
opportunities to meet the development needs of their area.
Policy 15: Policies in Local Plans should follow the approach of the presumption in
favour of sustainable development so that it is clear that development which is
sustainable can be approved without delay. All plans should be based upon and reﬂect
the presumption in favour of sustainable development, with clear policies that will guide
how the presumption should be applied locally.
Policy 28: Planning policies should support economic growth in rural areas in order to
create jobs and prosperity by taking a positive approach to sustainable new
development.
To promote a strong rural economy, local and neighbourhood plans should: Support the
sustainable growth and expansion of all types of business and enterprise in rural areas,
both through conversion of existing buildings and well designed new buildings.

6.0

SUSTAINABILITY

The proposed works will be carried out in strict accordance with Part L2 of the Approved
Documents and the works will be constructed to meet/exceed the energy efﬁcient targes
laid out within the Building Regulations.
The design also incorporates Solar Panels which will be positioned and calculated to
maximise natural the natural energy source of solar power. As the Business operates
during daytime hours the sustainability which can be achieved here is signiﬁcant.

7.0

SUMMARY

We believe based on the above declaration and assessment of the proposals seeking
approval the application should be considered for approval.
The design is sympathetic and considerate of the surroundings. It is not going to have a
detrimental impact on the existing surroundings and the returns are particularly
favourable in regards to supporting local business, inclusion of renewable energy
sources and overall uplifting of this existing building.
Prepared by;
Blueprint Architectural Design, March 2022.
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From:
Sent:
To:
Subject:

ENC PLANNING
16:16
FW: response to planning app:NE/22/00405/FUL

Fro
Sent: 05 May 2022 15:32
To: ENC PLANNING <PLANNING.ENC@northnorthants.gov.uk>
Subject: FW: response to planning app:NE/22/00405/FUL

[CAUTION: EXTERNAL EMAIL] This email originated from outside of the organisation. Do not click links or open
attachments unless you recognise the sender and know the content is safe.

Sorry Amended email address
From:
Sent: 05 May 2022 14:36
To: planning.ENC@northants.gov.uk
Subject: response to planning app:NE/22/00405/FUL

The Development Management Services
Thrapston Council.
REF: NE/22/00405/FUL

Dear Jacqui Colbourne,
I’m registering my objection to the planning application NE/22/00405/FUL, listed below are some of my concerns.

•

The number, size, layout, siting, design and external appearance of buildings
Does the existing building have adequate footings for a first floor?

•

Impact on the neighbourhood of an area. Would the proposal harm the character or amenity of the area?
(The Proposed first floor to be finished in anthracite colour powder coated insulation panels.)
This would harm the character of the original Co-op shop. Expanding a commercial building in a residential
area would impact character of the area & become a carbuncle within the existing landscape.
The effect on traffic, road access and visibility, parking and highway safety.
This is already having an impact on road access and visibility, parking and highway safety.
Allocated parking not being used, well not by staff or customers.
1
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Building works will exacerbate road access and visibility, parking and highway safety.
•

The appropriateness of the proposed land use.
Developing a building which was originally a shop to a commercial unit is not appropriate a residential
area. Having HazChem , risks & other pollutions associated with its use.
•

Other notes
ELEVATION_-_EXISTING-527874 pdf shows incorrect position of spray booth. The existing spray area is in
the corner of view A+B, not the corner viewed D+C.
ELEVATION_-_EXISTING-527873 pdf shows incorrect position of existing flue.
The relocation of the spray flue is not highlighted; this concerns me having had previous issues.

Any views expressed in this email are those of the individual sender and are not necessarily those of North
Northamptonshire Council unless explicitly stated.
This email (including any attachments) may contain confidential or privileged information and is intended solely for
the use of the individual or entity to whom it is addressed. Any confidential, sensitive or protectively marked
material must be handled accordingly.
If you are not the intended recipient you must not disclose, distribute, copy, print or rely on any of the information
contained in the email or attachments, and all copies must be deleted immediately. If you do receive this email in
error, please notify the sender immediately and note that confidentiality or privilege is not waived or lost.
North Northamptonshire Council may monitor the contents of emails sent and received via its network for the
purposes of ensuring compliance with relevant legislation and the Council’s policies and procedures. All such
monitoring will take place in accordance with relevant legislation including privacy and data protection legislation.
For details of how North Northamptonshire Council uses personal information please see the Council’s website.
North Northamptonshire Council has scanned this email and attachments for viruses but does not accept any
responsibilities for viruses once this email has been transmitted. You should therefore carry out your own anti-virus
checks before opening any documents.
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Comment submitted date: Fri 06 May 2022
We are writing to comment on the planning application in regard to the proposed
1st floor extension to the business situated at 37 York Road, Higham Ferrers, NN10
8HZ.
(text redacted) and the parking situation in not very good . Staff and visitors tend
to park on the roads close to the junction of York Road and Lancaster street and
do not use the off road parking spaces available to them . If permission is
approved for the extension it should include stringent measures to ensure that
off road parking is used where possible.
In regard to the height of the extension whilst not causing any loss of light for us
it will definately have an effect on light the terrace properties either side of the
business receive.
The emissions from the chimney flue should be evaluated to ensure that
quantities should not be detrimental to human health and noise levels evaluated
as the business appears to be expanding

Comment submitted date: Fri 06 May 2022
I have some serious objections to the referenced planning application on several
levels.
1. Sunlight: The submitted application is nearly identical to the one submitted by
Auden/Gordon Smith previously, which both my neighbour at Nbr 43 and I
objected to because it would seriously affect the available sunlight in both back
gardens. I cannot see this new application being any different.
2. Noise: Although it isn't noise, as such, on occasion, one of their machines
causes a very noticeable vibration in my house, which is two doors away from
Auden/Gordon Smith. I can only imagine how it affects Nbr 43, which is next
door.
3. Odour: When Auden/Gordon Smith were ordered to remove the flue which was
the source of the foul odours, we thought that would solve the problem. To be
fair, that was the case for some time. In recent weeks, however, I have noticed a
return of the same odours as before, and they happen quite often. The new
application appears to show three flues on the roof. If one flue is this bad, what
will three flues be like?
These are my main objections. We spent four years in a running battle with
Auden/Gordon Smith which ended in a court case. I have no desire to go through
all of that again.
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Comment submitted date: Fri 06 May 2022
I am writing in regard to the planning application from 37 York Road.
I am opposed to the extension for a number of reasons, firstly the building
currently blocks half of my garden from any sunlight during the daytime (I can
send pictures if you wish) and an extension as such will remove any sunlight at all
regardless of the time of day or year.
37 York Road has been a disturbance generally since Auden guitars/Gordon
Smith occupied the building, we have had countless disputes regarding noise
and odor which lead to a court case with environmental health in which they
were ordered to remove a flue they had erected in 2014. The ongoing battle
meant I could not use my garden or open my back doors and windows, due to
the noise and smell, in the daytime for 4 years while the case was ongoing. As
you can imagine it would be completely unfair to expect that to happen again,
and being that the extension means extra flues and extraction units being
installed, I have no confidence that they would be suitable for a residential area
just as they haven't been so far.
The current extraction unit in place is meant to be cleaned on a regular basis (as
discussed in court) which it isn't, the smell of paint is overwhelming on both York
Road and Lancaster street, so being that the current system is not maintained I
do not expect the new ones to be maintained either. Environmental health have
been regularly informed of this, they have suggested to contact BlackStarr who
do not respond.
On top of this the occupiers of 37 York Road had promised to remove an air
conditioning unit that hovers over my property, the noise is a nuisance as is the
constant water that drips onto my property. Again, if I'm still having to battle
such a nuisance I have no confidence that any alterations to the building will
cause me no disturbance.
I do not wish to allow access onto my property for 37 York Road to undertake
any works on their building, they have been entirely disrespectful in the past in
trespassing onto my property and ordering builders to also access my property
uninvited.
I work from home and the noise from machines, flues, deliveries, and work being
undertaken both inside and outside the property has made it impossible so far,
again I am in no confidence that an extension will not add to that even after the
work is undertaken.
The privacy in my home and garden will be compromised being that 37 York
Road spans the entire length of my house and garden, and having workers on a
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second story means that I will no longer have privacy in my garden as well as my
bathroom and my Childs room.
In conclusion, an extension to 37 York Road will be an invasion of my privacy in
my home and garden, will hinder my work, will completely eradicate any sunlight I
currently get in my garden. And based on past and current experience of the
owners of the property, the noise and smell from the building will make it
impossible to live here.
If you'd like a copy of any correspondence from the court case with
environmental health, and pictures of the current shade from the building then I'd
be happy to send those. I'd like to also state that this is solely a residential area,
and is in no way suited to a factory, especially one that emits toxic chemicals.
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EAST NORTHAMPTONSHIRE DISTRICT COUNCIL
Town and Country Planning Act 1990

PLANNING PERMISSION
15/01867/FUL
Location

37 York Road Higham Ferrers Northamptonshire NN10 8HZ .
Proposal

First floor extension to create storage area, office and spray booth with flues
Applicant

Mr D Sparks
37 York Road Higham Ferrers Northamptonshire NN10 8HZ
Agent

Blueprint Design Ltd
5 Blotts Barn Brooks Road Raunds Wellingborough
Date received

Date valid

9 October 2015

11 December 2015

Under the provisions of the Town and Country Planning Act 1990 the Local Planning Authority
hereby GRANT PLANNING PERMISSION for the above development in accordance with the
application and plans submitted, subject to the following conditions which are imposed for
the reasons noted thereafter:

1.

The development hereby permitted shall be begun before the expiration of 3 years from
the date of this permission.
Reason: Statutory requirement under provision of Section 51 of the Planning and
Compulsory Purchase Act 2004.

2.

Notwithstanding the submitted details, the cladding to be used for the first floor extension
hereby permitted shall have a powder-coated or similar alternative finish and prior to
commencement of the development hereby permitted, details of the type of cladding and it
colour and finish details, together with a sample, shall be submitted to and approved in
writing by the Local Planning Authority. The development shall thereafter be carried out in
accordance with the details so approved.
Reason: To ensure a satisfactory elevational appearance for the development and to
ensure the development would not detract from the character and appearance of the
existing building.

3.

Prior to the first occupation of the extension hereby permitted, details of the
equipment/silencer/attenuator for the control of noise from the ducting system/flues to be
used in pursuance of this permission shall be submitted to and approved in writing by the
Local Planning Authority. The development shall thereafter be carried out in accordance
with the details so approved and the equipment shall be maintained in a condition so that
it does not exceed 5dBA below background noise level whenever it is in operation (the
background noise level as agreed with the Local Planning Authority). No new/additional
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plant or ducting system shall be installed and be brought into use without the prior written
consent of the Local Planning Authority.
Reason: In the interest of residential and local amenity.
4.

In accordance with the submitted details, the first floor extension hereby approved shall
only be used in association with the ground floor of the existing building, as an office,
spray booth and storage area and shall not be used for any other separate or independent
use.
Reason: In the interests of residential amenity, highway safety and to clarify the terms
of this consent.

5.

Prior to the first occupation of first floor extension hereby permitted, the maintenance door
in the north elevation shall be provided with obscure glazing or an alternative type of
concealed treatment so as to eliminate any overlooking of the adjacent premises, and this
obscure glazing or obscured treatment shall be retained permanently.
Reason: To ensure adequate standards of privacy for neighbours and occupiers

6.

The roof windows hereby permitted shall be installed a minimum of 1.7 metres above the
internal floor levels of the building so as to eliminate any overlooking of the adjacent
premises.
Reason: To ensure adequate standards of privacy for neighbours and occupiers.

7.

Construction works shall not be carried out except between the hours of 08:00am 18:00pm Mondays to Fridays, 08:30am - 13:00pm on Saturdays, and at no time on
Sundays or Bank Holidays, unless otherwise agreed in writing by the Local Planning
Authority.
Reason: In the interest of residential amenity and local amenity.

8.

Except where expressly stated by other conditions on this planning permission, the
development hereby permitted shall be carried out strictly in accordance with the following
approved drawings, received by the Local Planning Authority on 25 January 2016:
Drawing number: 15-077-08C (Site Location Plan & Proposed Block Plan)
Drawing number: 15-077-06D (Proposed Elevations)
Drawing number: 15-077-04D (Proposed First Floor Plan)
Drawing number: 15-077-03B (Proposed Ground Floor Plan)
Reason: In order to clarify the terms of this planning permission and to ensure that the
development is carried out as permitted.

Your attention is drawn to the following notes:

1.

The following information was taken into consideration in reaching this decision
(information received by the Local Planning Authority on 11 December 2015):
Spray Booth Extract Discharge Noise Assessment dated 18 November 2015
Odour Assessment dated 25 November 2015
Design and Access Statement ref: 15-077-DAS v 3
Drawing number: 15-077-02A (Existing Elevations)
Drawing number: 15-077-01C (Existing Ground Floor Plans)

2.

In reaching this decision the Council has implemented the requirement in the NPPF to
deliver sustainable development in a proactive and positive way in accordance with
paragraphs 186 and 187. Negotiations and discussions were carried out with the
agent/applicant and the agent/applicant was provided with the opportunity to amend the
proposals to address the concerns raised about design, materials and parking.
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3.

The details pursuant to conditions 2 and 3 are required prior to the commencement of
development because they are critical to the material considerations of the scheme. The
development would not be acceptable without these details being first approved.
Please note: An application will be required to formally discharge these conditions, as
well as a fee and the determination period for this application is an 8 week process.

Decision Date

Signed:

1 February 2016

NOTE: This notice relates only to planning permission and does not include or imply consent
under the Building Regulations or any other legislation for which a separate application
may be required.
RIGHT OF APPEAL:
Your attention is drawn to the following notes which explain how to submit an appeal should you
be aggrieved by the above decision.
1.

If the applicant is aggrieved by the decision of the local planning authority to refuse permission or approval
for the proposed development, or the grant of permission or approval subject to conditions, he may appeal
to the Secretary of State for the Environment, in accordance with Sections 78 and 79 of the Town and
Country Planning Act 1990 or Sections 20 and 21 of the Planning (Listed Buildings and Conservation Areas)
Act 1990, within six months of the date of this notice. However, where an enforcement notice has been
served on the same, or substantially the same, development as in the application within 2 years of the date
the application was made, the period for receiving an appeal is within 28 days of the date of the decision
notice or of the date by which the Local Planning Authority should have decided the application. Where an
enforcement notice was served after the decision notice was issued or after the end of the period the Local
Planning Authority had to determine the application, the period for receiving the appeal is within 28 days of
the date the enforcement notice was served (unless this extends the normal 6 months or 12 week deadline)
(Appeals must be made on a form which is obtainable from the Planning Inspectorate, Temple Quay House,
2 The Square,Temple Quay, Bristol BS1 6PN). The Secretary of State has power to allow a longer period
for the giving of a notice of appeal but he will not normally be prepared to exercise this power unless there
are special circumstances which excuse the delay in giving notice of appeal. The Secretary of State is not
required to entertain an appeal if it appears to him that permission for the proposed development could not
have been granted by the local planning authority, or could not have been so granted otherwise than subject
to the conditions imposed by them having regard to the statutory requirements, to the provisions of the
development order, and to any direction given under the order. He does not in practice refuse to entertain
appeals solely because the decision of the local planning authority was based on a direction given by him.

2.

If permission to develop land is refused or granted subject to conditions, whether by the local planning
authority or by the Secretary of State for the Environment and the owner of the land claims that the land has
become incapable of reasonably beneficial use in its existing state and cannot be rendered capable of
responsibly beneficial use by carrying out of any development which has been or would be permitted he may
serve on the Council of the district in which the land is situated a purchase notice requiring that council to
purchase his interest in the land in accordance with the provisions of Part VI of the Town and Country
Planning Act 1990 or Chapter III of the Planning (Listed Buildings and Conservation Areas) Act
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3.

In certain circumstances, a claim may be made against the local planning authority for compensation, where
permission is refused or granted subject to conditions by the Secretary of State on appeal or on a reference
of the application to him. The circumstances in which such compensation is payable are set out in Section
114 of the Town and Country Planning Act 1990 or Section 27 of the Planning (Listed Buildings and
Conservation Areas) Act

dcpefulz
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Federal Estates Ltd.

February 2022

Planning, Design and Access Statement
Chelveston Energy Innovation Park
Replacement and Improvements to an existing Site
Access and Track

savills.co.uk
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1.

Introduction

1.1.

This Planning, Design & Access Statement has been prepared by Savills on behalf of Federal Estates
Ltd. (‘The Applicant’), to accompany a planning application submitted to North Northamptonshire Council
as Local Planning Authority (NNC) (‘the Council’) for proposed development at Chelveston Energy and
Innovation Park (CEIP) (‘the Site’). This document explains the nature of the proposed development and
addresses the planning policy and material considerations relevant to the determination of the application.

1.2.

This statement should be read in conjunction with the plans and supporting information submitted as part
of the planning application.

1.3.

The description of development on the accompanying application form states:
‘Replacement and improvements to an existing site access and track with a new site access road and
gate house.’

1.4.

This planning statement provides a description of the site and its context, the nature of the proposed
development and aims to assist in the appreciation of the proposed development and the consideration
and weight that should be given to relevant planning policies in the development plan. This statement
aims to assist the Council with its decision-making.

1.5.

The planning, design and access statement is divided into the following sections:
▪
▪
▪
▪
▪
▪
▪
▪

Introduction
The Proposed Development
Site and Surroundings
Planning History
Planning Policy
Material Considerations
Design and Access Considerations
Conclusions

The Applicant
1.6.

Federal Estates is a locally based company with landholdings in the Higham Ferrers and Chelveston
area. The Chelveston Renewable Energy Park (CREP) is located on their land which produces and
generates electricity through renewable energy sources. Federal Estates’ land on the edge of Higham
Ferrers has been made available for redevelopment and is identified in the emerging East
Northamptonshire Local Plan Part 2 as an allocation to contribute towards meeting the strategic
residential needs of the area.
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1.7.

Planning permission was secured in March 2021 on Federal Estates land to relocate the employment
floor space at Higham Ferrers to its existing landholdings at Chelveston Renewable Energy Park to
deliver 120 new homes at Higham Ferrers and create a new modern Innovation Park (Chelveston Energy
Innovation Park – CEIP) supplied with 100% renewable power from the CREP. As part of this permission,
access to the new Innovation Park was proposed via the existing access to CREP. This application seeks
to provide a separate access to the Innovation Park enabling traffic to CEIP to be separated from traffic to
the CREP and reduce vehicle movements in close proximity to the existing Public Rights of Way network.
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2.

The Proposed Development

2.1.

This application seeks to secure full planning permission for access improvements and replacement and
upgrade of an existing access track located at CREP. The existing access to the CREP starts at the
junction where Church Lane meets Rushden Road and Caldecott Road. The access then follows Church
Lane in a south eastern direction for approximately 400m before it turns in a north easterly direction along
the former airstrip terminating at the central compound area of the CREP. The original access to CEIP
was proposed to utilise this same access to CREP.

2.2.

Approximately 100m from the junction of Rushden Road and Caldecott Road along Church Lane is an
existing access track which provided access to former military buildings and structures associated with
the sites former military airbase use and recently provided access to the 68m high boxer mast. The
existing track is accessed off Church Lane via a wide 5 bar green gate. The access track is partially laid
to concrete with grass verges.

2.3.

The proposed development includes the upgrading of the existing access point onto Church Lane as well
as the widening and replacement of the existing access track with a new private road designed
specifically to service the CEIP. CEIP traffic will be stopped at the gatehouse before proceeding to the
Innovation Park. This new access will have the benefit of separating vehicle movements associated with
CEIP and CREP early on along Church Lane and will minimise the amount of vehicular movements
proceeding along Church Lane and the former airfield strip significantly reducing the impact of the
development on the users of the Public Rights of Way network.

2.4.

The proposal finally includes the previously approved off site planting located atop a bund within the blue
line land under the control of the applicant.

2.5.

The description of development on the application form is:
‘Replacement and improvements to an existing site access and track with a new site access road and
gate house.’
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3.

Site and Surroundings
The Site

3.1.

The red line site area extends to 0.9 hectares and is accessed from the existing publically adopted road
which connects Caldecott with Newton Bromswold. The red line site would then be accessed from the
existing private access off Church Lane. The Site is located close to a number of villages and is
approximately 1.3km south east of Caldecott, 1.5km north west of Yelden and 1.7km north of Newton
Bromswold. The larger urban area of Higham Ferrers and Rushden is located approximately 3km to the
west. The site location is shown below in Figure 1.

Figure 1: Site Location
Previous Use
3.2.

RAF Chelveston, a military airfield, opened in 1941 and was used initially for the central gunnery school.
The airfield was used subsequently by the RAF and the US Army Air Force during World War II as a
heavy bomber airfield with long concrete runways (see Figure 2).
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3.3.

The airfield continued to be used for military purposes following the war and was adapted to
accommodate bombers carrying nuclear payloads (Figure 3). Most of the concrete perimeter tracks were
removed in 1977, and following this the airfield was commissioned as a military radio transmitter site
(Figure 4).

Figure 2: Developed areas associated with the former war-time military airfield
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Figure 3: Developed areas associated with the former post-war military airfield
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Figure 4: Developed areas associated with the former military radio station
3.4.

The application site consists of part of the former previously developed RAF Chelveston land and
specifically the access to large surface concrete bases, some former military buildings and structures,
towards the east of the red line site that exist from when the site was an operational airfield. Until
relatively recently, the access subject of the application provided access to a 68 metre high boxer mast
which was removed prior to the installation of the wind turbines at CREP. The relevance of these historic
plans is to identify that the access and track which is proposed to be upgraded as part of this application
has existed since the military base was opened in 1941.
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3.5.

The site extends through an existing open field with some existing trees. The north eastern area of the
field has been granted planning permission for an Innovation Park accommodating 32,900 square metres
of commercial floorspace. There is a substantial copse of mature trees in the northern corner of the field
as well as existing boundary hedgerows along the north west, south west and south eastern boundaries.
Existing planting will be retained as part of this application. The north eastern boundary of the field is
open but marked by post and rail fences.
Surrounding Area

3.6.

The application site lies within Chelveston Renewable Energy Park. Chelveston Renewable Energy Park
contains nine wind turbines, a number of distinct solar arrays and other industrial buildings.

3.7.

Agricultural fields are located to the north west, south west and south eastern boundaries of the site. The
existing private access along Church Lane to the CREP from which the site is accessed runs to the south
of the site as does an existing Public Right of Way. Bridleway MM14 is situated along the southern
boundary and Bridleway MM18 is located to the east along the former airstrip which connects to the
compound of CREP.

3.8.

The administrative boundary between Bedford Borough Council and North Northamptonshire Council
runs in a south-west to north-east direction across the Renewable Energy Park. The proposed
development is however sited entirely within the administrative area of North Northamptonshire Council.

3.9.

The nearest residential settlements to the application site include Caldecott, Chelveston and Yelden and
all are located within 1.7km of the proposed development. The nearest residential properties are those
located to the west of the application site, directly adjoining the former airfield; a former USAF housing
development at The Crescent, Chelston Rise which is located approximately 110 metres away from the
proposed upgraded access.
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4.

Planning History

4.1.

Chelveston Renewable Energy Park has an extensive planning history over the last 15 years. The
previous proposals are relevant to the current application as they provide the context within which, a
direct private supply of electricity generated from renewable source will be provided to the future
development proposed at Chelveston Energy Innovation Park.

4.2.

In recent years, the former airfield site has been transformed into a Renewable Energy Park, beginning
with a biomass anaerobic digestion plant permitted by the former Northamptonshire County Council
(NCC) in 2008 (NCC 08/00003/WAS and ENC 08/00194/NCC).

4.3.

Planning permission was then granted by NCC in 2009 to convert former Ministry of Defence buildings to
house bio-oil electricity generating engines (ENC 08/00451/FUL, appeal reference
APP/G2815/A/08/2088102). In 2012, planning permission was granted at appeal for the erection of nine
wind turbines, each 125 metres to the blade tip (ENC 10/00415/FUL and BBC 10/00484/MAF).

4.4.

Planning permission was granted in 2013 for two 5MW solar arrays, with additional solar array extensions
in May/June 2014 (BBC 12/02408/MAF and 14/00469/MAF; ENC 12/01993/FUL and 14/00414/FUL).
The former East Northamptonshire Council approved a 19.25MW solar array in October 2014
(14/01177/FUL), and Bedford Borough Council approved a 20.75MW solar array in September 2014
(14/01499/EIA) and a 21MW solar array in September 2015 (15/00454/EIA).

4.5.

Planning permission was granted in March 2021 for:
“Hybrid application comprising:
Site 1. Federal Estates land off Newton Road, Higham Ferrers: demolition of industrial buildings and
redevelopment to create 120 dwellings with highway works, battery storage area, landscaping, acoustic
fencing and bunding (Full planning permission), and
Site 2. Phased development of land at the Chelveston Renewable Energy Park:
(2a) 10,000sqm of replacement employment space -six buildings in B2/B8 Use Class - and a 4,900sqm
building for vertical farming in horticultural/agricultural use with highway works, and landscaping (Full
planning permission);
and
(2b) Development of up to 18,000sqm of employment space - B1/B2/B8 Use Classes - with a maximum of
2,000sqm of B1 Use - and provision of a primary substation (Outline planning permission all matters
reserved except Access).”
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4.6.

The phased employment development at Chelveston Renewable Energy Park was to be accessed from
the former airfield strip with conditions imposed on the application to provide improvements to the
unnamed road as well as a segregated public access to avoid conflicts with the public rights of way. The
current application seeks to provide an enhanced solution in delivering a separate access to the CEIP to
minimise conflict with the public rights of way network.
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5.

Planning Policy
Introduction

5.1.

This section of the statement sets out the local and national planning policy context and the material
considerations for the purpose of the assessment of the planning application.

5.2.

In accordance with Section 38(6) of the Planning and Compulsory Purchase Act 2004 and Section 70(2) of
The Town and Country Planning Act 1990 planning applications should be decided in accordance with the
adopted Local Development Plan, unless material considerations indicate otherwise. Section 39 of the 2004
Act also requires that decision-makers exercise their functions with the objective of contributing towards
the achievement of ‘sustainable development’.
Local Development Plan

5.3.

The Site lies within the administrative boundary of North Northamptonshire Council. The Council is the
Local Planning Authority, responsible for preparing the development plan and for decision-taking. North
Northamptonshire Council formed on the 1st April 2021 replacing four former non-metropolitan district
Councils including East Northamptonshire, Corby, Wellingborough and Kettering Councils. For the
purposes of decision making, applications are still determined in accordance with the former Development
Plan documents adopted in each of the former administrative areas. The following Development Plan
documents are therefore considered relevant to the determination of this application:
▪

North Northamptonshire Joint Core Strategy 2011-2031 (Adopted 2016)

▪

Draft East Northamptonshire Local Plan Part 2: Consultation Draft (draft version 2018)

▪

Chelveston cum Caldecott Neighbourhood Plan 2011 -2031 (adopted 2016)

▪

National Planning Policy Framework (July 2021)

5.4.

Policy 1 of the Joint Core Strategy is the Council’s presumption in favour of sustainable development and
indicates that the Council will take a positive approach working proactively with applicants to find
solutions which mean that proposals can be approved wherever possible to secure development that
improves the economic, social and environmental conditions in the area. The proposed development is
considered to meet these objectives in supporting access to a development that has already been
considered a sustainable form of development through the grant of planning permission.

5.5.

Policy 2 of the Joint Core Strategy refers to the historic environment and requires development to protect,
preserve and where appropriate enhance heritage assets. The proposed development would not have a
detrimental impact on heritage assets given previous archaeological investigations on the site and the
distances of separation between the proposed development and the nearest above ground assets.
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5.6.

Policy 3 of the Joint Core Strategy relates to landscape character requiring development to 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 which it would affect. The proposed development
would involve the replacement and upgrading of an existing access track. Whilst the proposed
development would result in the width of hard surfaced area increasing the access road would remain at
ground level replacing an existing feature with limited intrusion on the wider landscape.

5.7.

Policy 4 of the Joint Core Strategy relates to biodiversity and geodiversity requiring new development to
protect and enhance biodiversity on site. The proposed development would result in replacement of
existing hard surfacing and would not therefore affect existing habitat and consequently would not impact
upon biodiversity. As part of the wider proposed development a new landscaping belt on top of a bund is
proposed to the west of the new access which would offer significant enhancement to habitat and
biodiversity on site.

5.8.

Policy 5 of the Joint Core Strategy is the Council’s position in respect of water resources, environment
and flood risk management. The proposed development would drain to a sustainable urban drainage
system as part of the wider development (to be secured via planning condition). The proposal would
therefore respect water resources and would not result in an increase in flood risk on site or off site.

5.9.

Policy 16 of the Joint Core Strategy relates to connecting the network of settlements and provision of
highway infrastructure. The proposed development would deliver new road infrastructure required to
facilitate previously approved development and is proposed as an enhancement to the previously
approved access arrangements with associated benefits to the public rights of way network. The proposal
would deliver new road infrastructure considered compliant with policy 16 of the Joint Core Strategy.

5.10.

Policy REN1 of the Chelveston-cum-Caldecott Neighbourhood Plan is of relevance and relates
specifically to the former Chelveston Airfield site. It indicates that developments on the site should protect
or enhance the amenity value of the rights of way network and that the impact of additional HGV traffic on
residents at Chelston Rise and the users of the Rights of Way network is effectively mitigated. The
proposed development is submitted as an enhancement to the previous arrangements accepted under
planning permission 19/01781/FUL with HGV traffic associated with CEIP diverted from the public rights
of way earlier. Whilst this will bring HGV traffic closer to residents of Chelston Rise, they will still be over
100m away and situated behind the proposed bund and landscaping belt which will act as a visual and
noise screen from the development.
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National Policy
National Planning Policy Framework (NPPF)
5.11.

Relevant material considerations include the revised National Planning Policy Framework (NPPF) (July
2021).

5.12.

The National Planning Policy Framework (NPPF) is the main expression of the government’s planning
policy for England and is a significant material consideration in planning decisions. It was updated in July
2021. The NPPF emphasises that the purpose of the planning system is to ‘contribute to the achievement
of sustainable development’ (Paragraph 7), with the NPPF itself representing the Government’s view of
what sustainable development means for England.

5.13.

NPPF paragraph 10 states that:
“…so that sustainable development is pursued in a positive way, at the heart of the Framework is a presumption in
favour of sustainable development (paragraph 11)…
11. Plans and decision should apply a presumption in favour of sustainable development.
…For decision-taking, this means:
c) approving development proposals that accord with an up-to-date development plan without delay; or
d) where there are no relevant development plans policies or the policies which are most important for
determining the application are out-of-date, granting permission unless:
i.

the application of policies in this Framework that protect areas or assets of particular importance provides
a clear reason for refusing the development proposed; or

ii.

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

5.14.

The NPPF also sets out specific guidance to local planning authorities on decision-taking, with Para 38
stating that:
“Local planning authorities should approach decisions on proposed development in a positive and creative
way. They should use the full range of planning tools available, including brownfield registers and
permission in principle, and work proactively with applicants to secure developments that will improve the
economic, social and environmental conditions of the area. Decision-makers at every level should seek to
approve applications for sustainable development where possible.”

49

5.15.

Paragraph 111 of the NPPF is relevant and indicates that “development should only be prevented or
refused on highways grounds if there would be an unacceptable impact on highway safety, or the residual
cumulative impacts on the road network would be severe.” The proposed development would not result in
an unacceptable impact on highway safety and is in fact considered an enhancement on the previously
accepted access arrangements for the development.

5.16.

Paragraph 112 of the NPPF defines what paragraph 111 means in respect of applications for
development and indicates at a) that development “should give priority first to pedestrian and cycle
movements, both within the scheme and with neighbouring areas; and second – so far as possible – to
facilitating access to high quality public transport, with layouts that maximise the catchment area for bus
or other public transport services, and appropriate facilities that encourage public transport use;” and c)
that development “create places that are safe, secure and attractive – which minimise the scope for
conflicts between pedestrians, cyclists and vehicles, avoid unnecessary street clutter, and respond to
local character and design standards;” The application is made entirely in accordance with these
objectives in mind in prioritising pedestrian and cycle movements on the rights of way network by
removing HGV traffic associated with the CEIP earlier along the route of Church Lane.

5.17.

Paragraph 11 d) is also of relevance. It states that development should “allow for the efficient delivery of
goods, and access by service and emergency vehicles;” The new proposed access would result in a
shorter route for vehicles to reach the CEIP than previously proposed resulting in a more efficient access.
The proposed development is therefore considered to comply with the requirements of the NPPF.
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6.

Material Considerations

6.1.

This section explains how the scheme relates to the key planning policy considerations raised by the
proposed development.
Principle of Development

6.2.

The principle of the Chelveston Energy Innovation Park has been established via the grant of planning
permission under reference 19/01781/FUL. The access to the development previously accepted followed
the route of Church Lane before turning northwards with a development access taken off the main route
to the Renewable Energy Park. This current proposal would involve the enhancement of an existing
access from Church Lane located approximately 100m from the junction of Rushden Road and Caldecott
Road.

6.3.

The upgraded access would then lead to a new gatehouse and a proposed access road linking to the
Chelveston Energy Innovation Park site. The new access road would replace an existing concrete access
track. Given the fact that the proposed development would be upgrading and replacing an existing access
and track, the principle of the development is already established and acceptable subject to other material
considerations.

6.4.

As well as the proposed access and road being acceptable in principle, the new access would offer
further enhancement to the route previously agreed by removing additional traffic from the public rights of
way network earlier along the route of Church Lane. This is considered a significant public benefit of this
proposed alternative access proposal. In addition to the public benefit, the proposed new access would
result in a more efficient route for users of the CEIP. The proposed development is therefore considered
entirely acceptable in principle complying with Policy 16 of the Joint Core Strategy and Policy REN1 of
the Chelveston-cum-Caldecott Neighbourhood Plan.
Landscape Impact

6.5.

The proposed development would result in the widening of the existing access off Church Lane as well as
the widening of the existing track to facilitate two way HGV movements along the entirety of the route to
the CEIP. Given that the proposed development is replacing and widening an existing track and access,
the baseline position already includes some visual impact on the landscape from existing features. The
additional widening and hard surfacing associated with the proposed development, considered within the
context of the consented CEIP development is considered to have a negligible impact on the wider
landscape character. The proposed development is therefore considered acceptable and would comply
with the requirements of Policy 3 of the Joint Core Strategy.
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Residential Amenity
6.6.

The proposed development would result in the internal access to CEIP being moved closer to the
residents of Chelston Rise. However, the primary access to CEIP from the adopted highway at the
junction between Church Lane, Rushden Road and Caldecott Road remains unchanged. The internal
access would remain some distance from the nearest residential properties and at over 100m separation,
any noise, air quality or visual impacts associated with the access would be minimal.

6.7.

Works are underway in accordance with planning permission 19/01781/FUL for the development of a
bund and strategic landscape corridor located to the west of the access between the proposed access
and the residential properties of Chelston Rise. This landscaping bund would mitigate any perceived
impact on residential amenity.
Heritage

6.8.

The site is not situated within a Conservation Area, nor are there any statutory Heritage Assets situated
on site. The three closest Grade Listed Buildings to the site are as follows:
▪
▪
▪

Poplar Farmhouse, which is Grade II Listed (List Entry Number 1040376) is approx. 1200 metres to the
north-west of the site.
The Old Rectory, Church Lane which is Grade II Listed (List Entry Number 1114816) is approx. 1250
metres to the south-east of the site.
Church of St Mary, Church Lane, which is Grade 1 Listed (List Entry Number 1137357) is approx. 1250
metres to the west of the site.

6.9.

The only Scheduled Ancient Monuments within 3000 metres of the site is Yielden Castle (List Entry
Number 1013520), which is approx. 1450 metres to the south-east of the site.

6.10.

At these distances there is no inter-visibility between the proposed development and the nearest Heritage
Assets. Due to this, it is not considered that the proposed development would have any direct impact
upon these Heritage Assets or upon their setting.

6.11.

The proposed development involves minimal works to widen the existing access and track and there have
been previous extensive archaeological investigations on the site which have not indicated any below
ground heritage. As such, the proposed development is not considered to have a detrimental impact on
below ground archaeology. The proposal would therefore comply with the requirements of the NPPF and
Policy 2 of the Joint Core Strategy.
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Ecology
6.12.

The proposed development includes the widening of the existing access and track. This does not involve
the removal of any existing habitat given the hard surfaced nature of the features being altered and
replaced. The proposals would not therefore have an impact on ecology or biodiversity.
Flood risk

6.13.

The proposed development site does not consist of more than 1 hectare and therefore a flood risk
assessment is not required. The proposed development would replace existing hard surfacing and would
result in limited additional hard surfacing. Nevertheless, the proposed upgrade to the access road would
need to be adequately drained given the nature of its intended use.

6.14.

This will be delivered to adoptable highway standards and will seek to utilise sustainable urban drainage
solutions where possible (to be secured via planning condition). The proposed development would
appropriately deal with additional surface water run-off generated on site and would therefore not
increase the risk of flooding on or off-site. The proposal would therefore comply with the requirements of
policy 5 of the Joint Core Strategy.
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7.

Design and Access Considerations

7.1.

In March 2014, the Government published the National Planning Practice Guidance (NPPG) online platform
which brings together planning guidance on various topics.

7.2.

NPPG stipulates that applications for planning permission for major developments must be accompanied
by a Design and Access Statement. Whilst the proposed development does not meet the criteria of major
development a section on Design and Access is included to assist the Local Planning Authority with its
considerations.

7.3.

Design and Access statements (DAS) are intended to be concise reports that aid decision-making by local
planning authorities through explaining how the proposed development is a suitable response to the site
and its setting, and demonstrating that it can be adequately accessed by prospective users. It aids
understanding of the analysis that has underpinned the design of a development proposal.

7.4.

NPPG cites that ‘Design and Access Statement should be proportionate to the complexity of the application,
but should not be long.’ And that ‘a Design and Access Statement must: (a) explain the design principles
and concepts that have been applied to the proposed development; and (b) demonstrate the steps taken
to appraise the context of the proposed development, and how the design of the development takes that
context into account.’

7.5.

A development’s context refers to the particular characteristics of the application site and its wider setting.

7.6.

The PPG states that ‘Design and Access Statements must also explain the applicant’s approach to access
and how relevant Local Plan policies have been taken into account. They must detail any consultation
undertaken in relation to access issues, and how the outcome of this consultation has informed the
proposed development. Applicants must also explain how any specific issues which might affect access to
the proposed development have been addressed.’

7.7.

NPPF 2021 chapter 12. Achieving well-designed places states: ‘The creation of high quality, beautiful and
sustainable buildings and places is fundamental to what the planning and development process should
achieve. Good design is a key aspect of sustainable development, creates better places in which to live
and work and helps make development acceptable to communities. Being clear about design expectations,
and how these will be tested, is essential for achieving this. So too is effective engagement between
applicants, communities, local planning authorities and other interests throughout the process.’

7.8.

The proposed alterations to the access and access road and erection of a small gatehouse are considered
to comply with national and local planning policy requirements as set out in the previous section. Detail of
the design and access principles are addressed in the section below.
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Design and Access
7.9.

The proposed design of the access and specification of the access road are shown within the submitted
drawing Figure 5.7 Rev E (Figure 5 within this statement below). The design of the access shows the
previously approved arrangements from the junction of Church Lane, Rushden Road and Caldecott
Road. The scheme design then indicates 2 x 3.25m lanes proposed along Church Lane before improved
compound exit and entry radii are proposed at the site access. The access will have separate segregated
lanes for entry and exit onto Church Lane with tracked radii through this junction shown on the scheme
design.

Figure 5: Site Access Proposals
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7.10.

Both entrance and exit from the CEIP will be controlled with a barrier system administered by a small
gatehouse building (elevations and plans submitted) set sufficiently back from the main junction so as to
prevent vehicles waiting on Church Lane. The access includes pedestrian footways measuring 2m in
width. Vehicular access to the east of the proposed upgraded access will be for the Chelveston
Renewable Energy Park only.

7.11.

The proposed access road design can be seen in Figure 6 below with a half section. This shows each
half section with a footway width of 2m and a carriageway width of 3.25m. The carriageway will be
constructed with a surface course on top of a binder course with a base course and sub base below. A
half battered kerb upstand of 125mm will define the carriageway and footway with a filter drain situated at
the carriageway edge.

Figure 6: Access construction design
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7.12.

The proposed design of the development is consistent with an access associated with the entrance to an
employment innovation park and is designed to prioritise the safety of pedestrians using the public rights
of way network. The proposed design is considered an enhancement to that previously approved under
application 19/01781/FUL and would not be harmful to highway safety. The proposed design and access
is therefore considered appropriate and would comply with the adopted policy of the Development Plan
and policies within the NPPF.
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8.

Conclusions

8.1.

This planning application seeks permission for replacement and improvements to an existing site access
and track with a new site access road and gate house to the already approved Chelveston Energy
Innovation Park. The intention of the proposed development is to provide a separate vehicular access to
the CEIP to segregate vehicular movements from the CREP vehicle movements and users of the public
rights of way earlier along the extent of Church Lane.

8.2.

The proposal has been assessed in the context of the North Northamptonshire Council Development Plan
for the former East Northamptonshire area and the NPPF, taking account of relevant planning policy
considerations including sustainable development, landscape character, residential amenity, heritage,
ecology and flood risk. This planning, design and access statement has set out and demonstrated how
the proposed scheme accords with the relevant policies in the Local Plan and the NPPF.

8.3.

The alternative access arrangements now proposed are considered an improvement compared to the
previously accepted and approved arrangements under application 19/01781/FUL. The new access
would remove additional traffic from the public rights of way network earlier along the route of Church
Lane. This is considered a significant public benefit of this proposed alternative access proposal. In
addition to the public benefit, the proposed new access would result in a more efficient route for users of
the CEIP.

8.4.

Given that the scheme accords with the adopted Development Plan and the National Planning Policy
Framework and no harm is identifiable it is respectfully requested that planning permission is granted
without delay.
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Comment Date: Wed 30 Mar 2022
Dear Planning Dept.
I am writing in my capacity as a North Northamptonshire councillor representing
the Higham Ferrers Ward to highlight the objections made by residents to
application NE/22/00234/FUL.
The original application relating to this development (19/01781/FUL) was
highlighted in the committee report to be in contravention to Chelveston-cumCaldecott Neighbourhood Development Plan Policy REN 1. This policy stated: "The
site to the north of footpaths MM16 is allocated for further renewable energy
installations and activities, provided that: no new permanent buildings are
erected on the green-field areas beyond those already permitted, so as to
minimise the cumulative impact on the rural landscape". It has been argued that
application NE/22/00234/FUL further contravenes this NDP policy due to the
additional impact of HGV traffic on residents of Chelston Rise 100m from the
proposed access.
500 parking spaces will be included as part of the development, with associated
two-way vehicle movements and the Transport Assessment highlights a number
of HGV movements to the site each day. The site access drawings submitted as
part of the application indicate the length of carriageway from the turning on
Rushden Road/Bidwell Lane to this new proposed access is approximately 100m.
According to the Department for Transport's 'Guidance on the Maximum length
of vehicles used in Great Britain' an Articulated HGV incorporating a low loader
trailer can be up to 18 metres in length. Concerns have been raised that a handful
of such vehicles arriving within a similar timeframe and waiting to be granted
access to the site could see a tailback to the main highway, and the location of a
bend with restricted visibility.
Conversely, the access proposals granted as part of 19/01781/FUL provide far
greater ability to contend with tailbacks relating to the large number of HGVs
moving to and from the site, with 400m of carriageway before reaching what is
referred to as the "former airstrip". Building 2 of Phase 1 of the CEIP will be a
"Haulage Building" which is important contextually.
Noise disturbance is another material planning consideration which must be
taken into account due to the noise generated from vehicles 100m from
Chelston Rise. The bund which has been created as part of the original
application is referred to as mitigation but this is to primarily mitigate against
noise from Phases 1a and 2 of the development which are more than 100m from
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Chelston Rise. Moreover, the Transport Assessment from the original application
does not rule out 24hr operations giving rise to valid concerns amongst residents
about the noise impact on what remains a rural settlement away from main
roads.
The same arguments can apply to fumes and odours stemming from HGVs
passing 100m from existing dwellings. Fumes from HGVs and vehicles which may
be idling at the proposed gate house could be carried by the wind further
affecting the residents of Chelston Rise.
The applicant states that the proposed access changes are for the benefit of the
public using existing rights of way along the former airstrip. The community
would agree that it is very important that these well used rights of way are
protected. However, the original application agreed for the segregation of the
grass verge along the former airstrip for the benefit of pedestrians. As such,
residents have argued the planning balance should not fall in favour of this
application due to the highway, noise and fume pollution impacts.
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Chelveston-cum-Caldecott Parish Council
Northamptonshire
Chair of the Council:
Clerk to the Council:

Cllr A.K.Seaman
Mr M.H.Hunter LLB (Hons) FSLCC

k

Ashbury
Caldecott
Wellingborough
Northants
NN9 6AR
03/05/2022

NNC Planning Team
Thrapston Area
By email

NE/22/00234/FUL - Replacement and improvements to existing site access and
track with a new site access road and gate house at the Chelveston Renewable
Energy Park.
The HGV traffic from the consented (19/01781/FUL) Chelveston Energy Innovation Park (CEIP)
development is going to arrive at the southern access road to the CRE Park, so the issue to be
considered is whether traffic using the proposed new site access (this application) or the
current site access (as per 19/01781/FUL) will cause the bigger nuisance impact to the
residents of Chelston Rise.
1. Impact of Noise. In the absence of a detailed noise assessment, this Council has had to
make its own assessment of the likely noise impact. Measuring from the edge of Chelston Rise
to the current site access at its closet point is just over 400m 1, whereas the proposed access
will only be 100m away. For each doubling of the distance (i.e. 100m to 200m and 200m to
400m) the sound level is reduced by 6dB 2 (moving away from the sound source), making a
12dB reduction in total.
There is a new bund installed as part of 19/01781/FUL (though this does not appear to align
with the consented drawings), which may attenuate some of the noise at ground floor level.
However, when viewed from the proposed new access road, the first floor bedroom windows of
Chelston Rise are visible above the bund, meaning the bund will have little or no effect on
receptors on the first floor level.
In winter, doors and windows will usually be closed, providing further sound attenuation, but in
summer these more likely to be open, including at night. It is also night-time vehicle
movements that will have the biggest impact, as this is when the receptors are most likely to be
in the first floor bedrooms.
Using online public applications, mixed traffic travelling at 40 mph on an asphalt surface at
100m distance is around 58dB (as loud as a normal conversation), so the same traffic at 400m
away would be 58-12 = 46dB (as loud as a fridge hum). Since the lower sound level is
obviously less intrusive when trying to sleep, it follows that the existing access route will have
less noise impact.
Accordingly, in the absence of any increase to the bund height (for noise attenuation), this
Council requests the site traffic continues to use the existing site access route, so as to
minimise the noise nuisance on the amenity of the Chelston Rise residents.
1

Google Earth

2

Inverse Square Law
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Chelveston-cum-Caldecott Parish Council
Northamptonshire
2. Impact of queuing. The processed new gate house will provide security for the site. It will
also be where first-time visitors to the CEIP site stop to get directions for their delivery / pickup.
The submitted drawings show that the new site access road will be protected by entry and exit
vehicle barriers.

Part of submitted drawing 5 7 F - SITE ACCESS PLAN
From the applicant’s Transport Assessment (dated October 2019) Table 5.1 sets out the
number of peak hour trips which would be generated by the CEIP development

From the above, there are 180 morning peak hour trips and 140 afternoon peak hour trips. A
180 peak hour trips gives an average of 3 vehicles per minute. This means that if it takes more
than 20s for the gate house to process the arriving traffic, queuing may occur. Note that at the
same time there will be the distraction of one outboard vehicle awaiting exit every minute at the
peak rate.
An articulated HGV can be up to 16.5m long max, whilst a drawbar lorry and trailer can be
18.75m long max 3. Assuming 2m spacing between stationary vehicles, then if more than 5
articulated or drawbar trailer HGVs are queued waiting to enter the site, they will extend back
onto the Caldecott – Newton Bromswold road junction, presenting a hazard for themselves and
other road users on a 90 degree bend.
Even if the vehicle barriers are always up so as to avoid delays (somewhat negating the
purpose of the gate house), first-time visitors to the CEIP site stopping to get directions from
the gate house will still cause queueing, as the proposed central reservation will prevent any
other vehicles arriving from overtaking the stationary vehicle.
The existing site entrance is just over 400m from the junction, meaning it could accommodate
more than 20 articulated or drawbar trailer HGVs queued waiting to enter the site.
3

Dept of Transport - Maximum length of vehicles used in Great Britain.
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Chelveston-cum-Caldecott Parish Council
Northamptonshire
Conclusion. In view of the increased noise impact on Chelston Rise, particularly at night, and
the obstruction hazard to other road users through queues extending back onto the Caldecott –
Newton Bromswold road, this Council requests that this application is refused and traffic
continues to use the site access further away from Chelston Rise.
However, if NNC Planning is minded to grant the new site access road, then the Council
requests the following condition The new site access road is to be closed to all traffic between 23:00 – 07:00
Reason: To minimise the noise nuisance whilst nearby residents are sleeping
If the applicant wishes to operate 24 hour access, then all traffic should be diverted to the
existing site access route between 23:00 – 07:00.
Yours sincerely,

Mark H Hunter
Clerk to the Parish Council
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DESIGN, ACCESS AND HERITAGE STATEMENT
4A Market Square, Higham Ferrers, Northamptonshire, NN10 8BP
The property falls within the conservation area, the building ‘4A Market Square’ itself is a
Grade II listed building that contains a shop on the lower floor and two private dwellings on
the above floors.
4A Market Square is Grade: II listed and was first listed on 23rd September 1950 with a List
Entry Number: 1286794, English Heritage Legacy ID: 232367 for reasons below:
HIGHAM FERRERS MARKET SQUARE SP9668SW (West side) 20/67 No.4 and attached
shop 23/09/SO (Formerly listed as No.4 (London House)) GV II
House, now house and shop. Mid/late C18. Squared coursed limestone with C20 plain tile
roof. Originally 2-unit plan. 2 storeys with attic. 4-window range of unhorned sash windows
with glazing bars under gauged stone heads with keyblocks. C20 shop front, with dentilled
cornice, to ground floor. Through passage to left has segmental arch head with keyblock.
Dentilled cornice and 3 flat-topped roof dormers. Ashlar gable parapets and brick stacks at
ends. Rear elevation has late c18 wing. Interior not inspected.
Listing NGR: SP9601468486
There have been a number of planning applications approved for the property.
Market Square, Higham Ferrers consists of stone and brick built properties with timber
windows with a mixture of designs which complement the conservation area. There are a
number of listed buildings within the area.
DESIGN
Fascia Signage
The dimensions of the proposed signage will be a width of 4625mm, height 300mm, depth of
20mm and to be sited to the front elevation of the property, which is also the position for the
front window and door to the shop.
The signage has been positioned in the same location as the previous signage, to make
sure it is in keeping with the previous look, as well as the neighbouring shop front.The
proposed signage will be securely attached.
The signage is a green colour, with white writing displaying the name of the shop “Higham
Refill” on the left hand side, and on the right the local landline.The signage will be visible
from the pathway and road.
Opaque Logo on window
The dimensions of the proposed opaque logo on the window will be a width of 1000mm,
height 850mm, depth of 1mm and to be sited to the front elevation of the property.
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The opaque logo on the window has been positioned in the same location as the previous
opaque logo, to make sure it is in keeping with the previous look. The logo will be made of
an adhesive sticker.
The signage will create no change to the use of the existing building and there will be no
impact on the local services or businesses within the conservation area.
Similar signage has been approved for this property as well as other listed properties along
the street.
ACCESS
There are two accesses to the property. One via the side elevation where there is a public
walkway, and the other is on the front elevation. There is no change to the access around or
to the property.
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Notifications of planning decisions received for the Town Council
On 17th May 2022
PLANNING PERMISSION
NE/22/00215/FUL - 1 Hind Stile
Retrospective application for installation of automatic sliding gate to parking area and
freestanding outbuilding
NE/21/01607/FUL - 110 Wharf Road
Single storey garage extension.
NE/22/00126/FUL - 15 Cunningham Close
First floor side extension over existing garage footprint
TREE WORKS REFUSAL
NE/21/01233/TPO – 52 Midland Road
T1-T2-T3 – Beech – take back the overhang from the garden by up to 3 metres on the lower
canopy (taking less off the top of the canopy) and crown raise by 2 metres over the garage
(reason for refusal – works specification is too vague and simplistic and could result in
significant harm to the trees. Furthermore, no reason has been provided for the proposed
work to the trees and a TPO applicant must provide a reason why they wish to carry out the
work)
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