
Stanion Parish Council 
The Village Hall 

Stanion, Kettering 
Northamptonshire NN14 1BU 

Email: stanion.clerk@gmail.com 
Tel: 07766 225318 

 1 

 
Mrs Farjana Mazumder 
Corby Borough Council 
Planning and Environmental Services 
Deene House 
New Post Office Square 
Corby 
Northamptonshire NN17 1GD 
 
18 September 2020 
 
Dear Mrs Mazumder, 
 
Reference: Planning Application 20/00260/DPA Erection of a self-storage building (Class B8) 
(4,466 sqm GIA) with independent Office use (Class B1) of 200sqm within the self-storage unit, 9 
Units in flexible use Class B1(b, c), B2 and/or B8 uses with ancillary Trade/retail Counter 
amounting to 879 sqm GIA, Class A1/A3/A5 Coffee Drive Thru (168sqm) with new access, 
associated car parking and landscaping. At Fircroft Nurseries Stamford Road Stanion Kettering 
Northamptonshire NN14 1DU. 
 
Stanion Parish Council wishes to strongly object to this application on the following grounds.  
 
The application site is located in the open countryside as defined in Part 2 of the Local Plan for 
Corby, which was submitted to the Secretary of State on 19th December 2019 and is still under 
examination.  
 
Corby Council has applied to the Inspector for the Part 2 Local Plan to apply modifications to the 
plan through the examination process. The purpose of which is to alter the criteria for the 
definition of the urban boundary that underpinned the submitted Part 2 Local Plan for Corby, still 
to be approved post examination. There is as yet, no indication that the alterations will be 
approved and therefore, they must be disregarded for the purposes of this application. Not to do 
so, would be to render the decision untenable and open to challenge. 
 
The outcome of the alterations to the Part 2 Local Plan, if approved, will be to redefine the urban 
boundary, which has the potential to allow Stanion village to be considered as part of the urban 
edge of Corby. 
 
This in turn would make it easier to justify the approval of this commercial development in what 
is currently defined as open countryside some 300 metres from the edge of Stanion village. 
Stanion is identified in the NNJCS as a village. There has been no consultation on the prospect of 
this major impact on the village or any explanation to the public that this is a possibility. Were this 
change to happen it would be contrary to the policies in the NNJCS and would, in effect, place 
the Corby Local Plan in direct conflict with the adopted NNJCS. For this to happen without formal 
consultation and consent would be an affront to the residents of Stanion. 
 
The NNJCS Policy 11 is clear that there is a general presumption against all forms of development 
in the open countryside, unless they accord with NNJCS Policy 13 or national policy, and this 
application does not fulfil either. 
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NNJCS Policy 10 Table 1: Spatial Roles, lays out the criteria for development in villages and the 
open countryside and there is nothing in this application that would indicate that there is an 
identified need in the local villages or settlements in the countryside that would lead a person to 
conclude that this application accords with the policies of the NNJCS or that a clear and obvious 
need has been identified and is met by this development. 
 
The transport model provided in support of this application seeks to prove that there will be no 
significant impact on traffic. But, the MLP is yet to become fully operational (so its full impact is 
yet to be understood) and the traffic impact associated with the Cowthick Plantation application, 
is such that it cannot be accurately modelled, and it is proposed that monitor and mitigate will be 
used to assess its impact, linked to a S106 agreement to fund infrastructure improvements, 
where required. It cannot therefore by possible to realistically assess and define the traffic 
impact of this development in relation to these other developments when they are yet to be fully 
understood. 
 
The nature of this development and its position between two busy roundabouts, and not one, 
but possibly two of the largest logistics developments in the country, is a huge cause for concern. 
The traffic risk assessment accompanying the application recognises such, and though it offers 
some mitigation advice, they are wholly dependent on the actions of the drivers and pedestrians 
who use the site, and it is well-established that predicting and controlling human behaviour is an 
extremely difficult risk to manage. 
 
The proposed road structure will have a major direct impact on pedestrians, cyclists and mobility 
vehicle users of all ages. The footway adjacent to the site along the A43, crosses both the 
entrance and exit to the site, bringing users into direct conflict with traffic. The pedestrian 
crossing points are not traffic controlled and drivers will be executing difficult manoeuvres at 
speed as they attempt to concentrate on leaving and re-joining the busy A43 dual carriageway. 
Vehicle  types will be mixed ranging from HGV to motorcycles and it is difficult to confirm from 
the plans, how this aspect of the sites operational processes can be safely managed with any 
degree of certainty. 
 
The application also requires good public transport links, yet none exist. And it is difficult to see 
where bus stops could be sited to safely allow passengers to use a bus service providing links in 
all directions. The more so, considering the site is squashed between two very busy roundabouts, 
has an on and off lane in close proximity to each other and there are no traffic management 
systems to aid traffic flow and pedestrian safety. 
 
This application if approved, will adversely affect the wellbeing of Stanion villagers and will have 
a huge detrimental impact. The issue of yet more traffic and now commercial activity on their 
doorstep, will further erode their quality of life by increasing traffic density, air pollution, and 
noise pollution and will have a profound and adverse effect upon wildlife, and will further erode 
the open countryside and rural nature of the village. 
 
To reference a previous planning approval in support of this application is misleading. Local 
conditions at the time of the previous approval were very different. Recent developments, now 
almost fully operational have resulted in markedly increased traffic density, noise and air 
pollution, generating traffic congestion at the roundabout of the A43/A6116 and greatly 
increasing the bitter sense of severance. Previous planning consent should not be used as a 
precedent to influence the decision in respect of this application, which should be judged solely 
on its merits and against current policies, criteria and conditions. 
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Stanion is not included in the NNJCS as part of the Corby urban area, it is defined as a village, and 
yet this application, and the proposed changes requested by CBC to the Corby Part 2 Local Plan, if 
implemented will result in Stanion losing its status as an ancient village and becoming nothing 
more than a housing estate on the edge of Corby. That this possibility exists is very worrying 
indeed.  
 
For all of the reasons stated herein, Stanion Parish Council wishes to raise the strongest possible 
objection to this application, which we firmly believe should be refused.  
 
 

 
 
Cllr William Heelan 
Chairman 
For and on behalf of Stanion Parish Council 
 


