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Appeal Reference:  APP/U2805/W/19/3238467 
 
Land to the East of Little Lane, Stanion, Northamptonshire 
Erection of 5 x Dwelling houses including associated infrastructure and landscaping 
Planning Reference: (18/00621/DPA resubmission following refusal of 17/00298/DPA) 

 
 

1.0 Opening Statement 

 

1.1 Having reviewed the Statement of Case prepared by Harris Lamb on behalf of the 

Appellant, Stanion Parish Council strongly believes that Corby Borough Council’s refusal 

of planning consent is sound and we respectfully request that this Appeal be dismissed. 

 

 

2.0 Introduction 

 

2.1  We believe this planning application is a purely speculative venture. And that it 

lacks clear evidence to support the assertion that the project was conceived to meet an 

established housing need. 

 

2.2 Rather, we believe that the statement made in para 2 of the introduction to the 

Design and Access Statement, (The site has been in the ownership of Tata Steel, formerly 

British Steel, and is one of many small land holdings in the area that form part of an historic 

portfolio. As such, the site is unused and is surplus to the company’s requirements.) 

exposes the true reasoning behind the application. 

 

2.3 What is most surprising is the lack of understanding of the importance of land, and 

the responsibilities of stewardship that come with ownership. This small area of land that 

is so important to the village and its residents, is viewed simply as a commodity by the 

land owner, who then seeks to profit from the land by presenting a proposal to build 

properties on that land, under a false premise, and to the detriment of village residents. 
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2.4 In addition, we believe that much of the evidence presented in support of the 

application is incorrect, inaccurate, out of date, or ‘situates the appreciation’ so as to 

arrive at the right conclusions in support of the application.  

 

3.0 Housing Needs and the Housing Needs Survey of Stanion 

 

3.1 The statements in para’s 1 & 3 of the Proposal to the Design and Access Statement 

that the proposal will provide (much needed housing in line with local housing need) are 

not evidence based, they merely seek to position the application as sustainable 

development. These statements cannot be relied upon and are contrary to the evidence. 

 

3.2 Indeed, the Housing Needs Survey for Stanion was not conducted until December 

2017 with the report published in early 2018. Whereas the original application to build on 

the subject site, 17/00298/DPA was submitted on 23 June 2017, six months prior to the 

commencement of the Housing Needs Survey.  

 

3.3 Furthermore, the Housing Needs survey was conducted before the implementation 

of the Community Governance Review, undertaken in 2017, the outcome of which 

established Little Stanion as a separate parish wef 1st April 2018. Consequently, the 

findings of the Survey, as presented in the report, reflect a consolidated predicted 

housing need for both Stanion and Little Stanion, with the vast majority of the 

requirements being in Little Stanion. 

  

3.4 In order to understand the predicted future housing needs for Stanion, the Parish 
Council undertook in 2018 the work to review the table and identify those requirements 
for housing needs, specific to Stanion, which are clearly identifiable in the final column in 
the table.  
 
3.5 The main outcome from our work was to establish the evidence-based housing 
needs for this Parish, which amounts to a total of 8 dwellings of various types. This figure 
includes those respondents requiring affordable rented housing and whom are already 
on the Keyways Housing Register. 
 
3.6 Our findings identified that the predicted future housing needs for Stanion would 
be met and exceeded, by the already approved planning applications for new builds in 
the village. These are: 
 
 a. App14/00044/DPA former site of the Cardigan Arms, 11 High Street 
  This is a brown field site providing 2 x 3 bed and 1 x 2 bed dwellings 
 
 b. App14/00135/OUT Church Piece, Willow Lane 

 Providing 11 x dwellings, mixed 2/3 bed of 1 & 1.5 storey and includes 3 
affordable dwellings 

 



4.0 Heritage and Ecus Statement of Case 
 
4.1 Having reviewed the Heritage Appeal Statement of Case the Council wishes to 
provide the following comments. 
 
4.2 We cannot agree with Mr White’s opinions with regard to the low impact of the 
proposed development and his conclusion that building on the site at the north end of 
Little Lane, will have no significant impact on the conservation area.  
 
4.3 What is evident from the historic maps (figure 5 Ecus Heritage Assessment) is that 
the view towards the northern end of Little Lane has never previously been obstructed 
by dwellings. This is clear from the 1635 map right through to the 1950 map. It is a 
distinctly rural setting. 
 
4.4 Even in 1984, when it was decided to re-route the A6116 to permit easier traffic flow 
from Corby to the villages along its route and to the A14, the planners were sufficiently 
forward thinking and sympathetic in their approach, as to provide both a buffer zone 
between the new road and the village, and in addition, to preserve the area of paddock 
at the northern end of the subject site. This design decision, preserved and protected this 
important landscape characteristic and has maintained the rural feel at this historic 
village extremity.  
 
4.5 Irrespective of the decision in 2004 to permit the Paddocks development, the open 
paddock areas along the full extent of the eastern side of Little Lane, and the view of the 
area as a whole from south to north, and beyond the wall to the paddock and buffer 
zone, is intrinsic in its entirety in creating and maintaining the rural feel and appeal of the 
village. And in our view, its loss would decimate the overall appearance of the 
conservation area in this part of the village.  
 
4.6 We consider that recognising the beauty and character of the landscape setting of 
Little Lane, and the assessment of the effect of this development upon it, should weigh 
heavily. And this consideration and weighting should not be limited to landscapes that 
have a statutory or a local designation.  
 
4.7 The landscape in Little Lane, including the appeal site, is not just an ordinary open 
space of limited value, it is of high sensitivity and locally valued. For the Appellant to 
conclude that the proposed design is merely infill and would have no adverse impact on 
the open space, exposes the limited context of their submission, and a clear failure to 
consider the wider landscape setting and the development upon it. 
 
4.8 Furthermore, to permit this proposed development in this ancient part of the 
village, when sufficient approved development schemes, including a brown field site, 
able to meet and exceed the predicted future housing needs of the Parish, already exists, 
would, in our view, constitute a travesty akin to wanton destruction of a highly valued 
open space in this village.  
 



4.9 NNJCS Policy 11, 2a, states that: ‘Development in the rural areas will be limited to that 
required to support a prosperous rural economy or to meet a locally arising need, which 
cannot be met more sustainably at a nearby larger settlement’. We believe this policy fully 
supports our assertions in para 4.8. 
 
 
5.0 Highways and JPP Statement of Case 
 
5.1 Having reviewed the JPP Appeal Statement of Case, the Council wishes to provide 
the following comments. 
 
5.2 The Council does not agree with the statement that Little Lane has informal passing 
places, this is simply not the case. There is always a need to be vigilant when using the 
lane and often vehicles will need to reverse back along the Lane when they meet, or 
indeed, out of the lane if vehicles meet at or near the junction with Corby Road. 
 
5.3 Delivery vehicles and other larger vehicles are required to drive to the southern end 
of Little Lane in order to turn around and exit the Lane after completing a delivery. We 
question whether vehicles delivering to the proposed development site will be able to 
access the site from Little Lane and be able to manoeuvre to leave the site safely, 
without the need to carry out a reversing manoeuvre at the entrance to the site where it 
joins Little Lane, and this will be exacerbated if a number of delivery vehicles arrive over a 
short period of time. 
 
5.4 For the most part, regular users of the Lane are well aware of the restrictions and 
hazards, and for the need to be vigilant and accommodating of other users. However, 
contrary to the statement at 3.5.2 when pedestrians interact with vehicles along the 
Lane, pedestrians are required to give way and move off the metalled surface to permit 
vehicles to pass safely, it is not possible for a vehicle to safely pass a pedestrian in any 
other way. 
 
5.5 We would challenge the assumptions made by JPP based on the data provided in 
respect of vehicle and pedestrian frequency. In our opinion the sample is too small to be 
of real value. It was conducted in February, during a period of exceptionally cold, wet 
weather conditions. And as you would expect, the flow of people and vehicles alters 
throughout the day, differs at weekends and weekdays, and holidays, and is also affected 
by seasonal weather conditions.  
 
5.6 We would also challenge the statement at 3.5.8 that, if the application is successful, 
the increase in vehicles using the Lane, which could potentially range from 10 to 15 
vehicles, plus an increase in delivery and service vehicles, would have no impact on the 
Lane. 
 
5.7 We would contend that if the application is approved, the increase in vehicle and 
pedestrian use at the northern end of Little Lane, has the clear potential to create a 
bottle neck around the entrance to the site opposite 23 Little Lane. With a further 



increased risk at the corner of Little Lane adjacent to the driveway to plot 5 of the 
proposed site. 
 
5.8 We find the statement at 3.5.9 to be the most unrealistic. In our view, JPP do not 
provide opinion predicated on a clear evidence base, rather, they make a definitive 
statement of outcome, in essence a prediction, which cannot be relied upon to 
objectively inform any decision on the matter. 
 
5.9 The true impact of the proposed development on such a narrow lane, where the 
surface is shared by pedestrians, cyclists, motor vehicles and motor cyclists, is extremely 
difficult to evaluate with absolute certainty. But we are fearful that the approval to 
develop this site will lead us to that critical point where the safety of all users is severely 
comprised. 
 
5.10 It must also be remembered that Little Lane cannot be altered in any way without 
detriment to its rural appearance and the landscape setting.  
 
6.0 Conclusion 
 
6.1 This Appeal is the third attempt by the Appellant to obtain planning consent for a 

development that is not needed. It relies upon a non-existent housing need in its 

justification and it fails to demonstrate the provision of any real commercial, social or 

environmental benefits to this village, commensurate with a truly sustainable 

development. We believe the Appellant has one objective only, and that is to realise 

profit from the ownership of this piece of land. In contrast, Stanion Parish Council has a 

responsibility to its Parishioners to ensure that we challenge any development that is not 

based on need, or that compromises the historic and rural nature of our village. We 

believe that if this development is approved it will create an urbanising effect and 

irreversibly destroy the landscape setting of Little Lane forever. Therefore, we 

respectfully request that this appeal is dismissed. 

  

Yours sincerely, 
 
 
 
 
 
Cllr W Heelan 
Clerk to the Parish Council 
Stanion Village Hall 
Stanion 
Kettering 
Northamptonshire 
NN14 1BU 


