
 

 

Our Ref: NCO/SD 
Your Ref: APP/L2820/W/18/3208228 
 
Mr P Kozak 
The Planning Inspectorate 
Room 3/J 
Temple Quay House 
2 The Square 
Bristol BS1 6PN 
 
 
12 September 2018  
 
 
 
Dear Mr Kozak 

APPEAL BY DB SYMMETRY  
LAND AT KETTERING SOUTH (OFF A509 NORTH OF ISHAM), KETTERING NN15 6XT 
 
I refer to the above appeal by DB Symmetry and on behalf of Isham Parish Council confirm their 
objection to the above proposal. 
 
The purpose of this letter is to set out the main elements of the objection.  While the Inspector may 
be aware of the Parish Council’s objections made to the Borough Council prior to the determination 
of the planning application, nevertheless I have, together with their correspondence to the Highway 
Authority, attached copies with this letter for completeness. 
 
I confirm also that the Parish Council will wish to attend the Inquiry and prior to this will ensure that 
any statements from Councillors are forwarded to the Inspector, Borough Council and appellant 
before commencement of the Inquiry. 
 
I summarize below the objections to the proposal by Isham Parish Council under the following 
headings:- 
 

1. Reason for Refusal 
2. Planning Policy Considerations 
3. Traffic and Highways 
4. Strategic Landscaping and Green Infrastructure 
5. Wildlife 
6. Employment 
7. Visual Impact, Density, Parking and Flooding 
8. Light, Noise and Pollution 
9. Historic Environment 
10. Appellant’s Head of Terms 
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1. Reason for Refusal 
 
The Borough Council refused the planning application for the following reason:- 
 
‘The highway mitigation measures proposed are not considered to significantly minimise the transport 
impacts of the proposal on neighbouring settlements, particularly toward Isham  where the A509 is 
currently at or otherwise close to capacity. As such the proposal would have a harmful impact on the 
amenities of occupiers within neighbouring settlements as a result of the significant amount of traffic 
movements associated with the proposal. The proposal  therefore is in conflict with Policy 37 (m) of 
the Northamptonshire Joint Core Strategy (2011-2031) and is inconsistent with the Core Planning 
Principles (part 4) of the NPPF’ 
 
While the Parish Council welcomed the Council’s decision, it is considered that the reason refers only 
in part to the harmful impact which overall the proposal will have. Other issues raise particular 
concerns to the Parish Council due to the impact of the appeal proposal. 
 
It is also considered that the 2018 National Planning Policy Framework (NPPF) requires sound decision 
making and provides a framework for the Parish Council’s objections. While the 2012 NPPF referred 
to in the Reason for Refusal is now replaced by the 2018 document, it remains the principle purpose 
of the planning system to achieve sustainable development. In light of the clear policies in the NPPF, 
it is the Parish Council’s view that notwithstanding the allocation of the site within the adopted Joint 
Core Strategy, the development as proposed will not, at this time, comprise sustainable development. 
 
The relevant sections in the NPPF include Sections 2, 3, 4, 6, 9, 11, 12 and 16. References will be made 
to particular paragraphs from the NPPF within the statements to be forwarded before the Inquiry. 
 
2. Planning Policy Considerations 
 
The North Northamptonshire Joint Core Strategy was submitted for examination in July 2015 and the 
Examination Hearings were held in November 2015. The Inspector reported on this in June 2016. 
 
Matter 4 dealt with the employment strategy while Matter 5 dealt specifically with employment sites. 
Reference will be made in the Parish Council’s objections to the Inspector’s conclusions on the context 
in which Policy 37 of the Core Strategy sits. 
 
Reference will also be made to Issue 5 as set out by the Inspector in his report.  

 
It is apparent from what he said that in approving the JCS he expected the completion of the Isham 
bypass by 2019. Therefore he did not see the need to link it to the development of the two parcels of 
land (A + B) to the south of Kettering adjacent to junction 9 of the A14. Albeit and by virtue of his 
comments he clearly believes that Isham Bypass would and must be delivered in advance of the 
opening up of the Kettering South largest site.  It is important to consider the JCS and the Inspectors 
report in the context of the time when the expectation was that the by-pass would be delivered, a 
Public Inquiry had taken place, NCC had determined the route and completed preliminary design, 
steps had been taken to secure the  necessary land and funding streams had been established with 



 

 

some secured and in consequence it was believed the by-pass would be delivered before the 
development. It is noted that in the North Northamptonshire Joint Core Strategy (JCS) – Infrastructure 
Delivery Plan, prepared to support the JCS, includes in an update produced in November 2015 the 
Isham Bypass scheme indicated for delivery by 2016-2018. Clearly, this is reflected in the JCS proposal 
(Policy 37) and as expressed by the Inspector in his report.  It is this position which provides the context 
for the adopted allocation. Circumstances have changed significantly and any decision, albeit in 
respect of an allocated site, should be based on sound planning principles. The Infrastructure Delivery 
Plan published in September 2017 indicates completion of Isham Bypass by ‘2018-2021’. It is a relevant 
part of any consideration to the development of the appeal site that necessary infrastructure is 
provided. 
 
3. Traffic and Highways 
 
There are currently extreme traffic levels through Isham comprising some 8,500,000 per annum. The 
appeal proposal will increase these levels and it is noted that the Highway Authority states 30% of 
traffic from the development will pass through the village. The Parish Council is of the view that the 
appellant’s estimate of the number of employees travelling through Isham is too low and traffic will 
have a considerable adverse impact on the lives of residents in the village. 
 
The Parish Council is currently aware of the situation with developments in the area where side roads 
and surrounding villages are being used as ‘rat runs’. This development can only worsen that situation 
and there are no provisions in the existing proposals to deal with this problem. The Appellants traffic 
assessments take no account of other developments which are taking place in the area and have an 
impact on Isham. The real situation is not being accounted for. During the planning process the Parish 
Council tried to engage with Highways England and NCC Highways to discuss with them the Appellants 
proposals. However, it is understood that both parties worked with the Appellant during this time but 
they would not meet with the Parish Council to discuss the concerns. A meeting with NCC Highways 
was held shortly before the application went to committee but by this time it was too late. However, 
once these concerns were explained to Northamptonshire County Council’s Highways they agreed 
with us that the current traffic mitigation proposals are detrimental to Isham and further traffic 
mitigation measures are required through surrounding villages. When Kettering Borough Council 
granted planning permission to Weetabix some years ago to extend their facility it was on the basis 
that Weetabix’s lorries did not use Station Road and cause disturbance to Isham. Therefore should the 
appeal still be allowed a similar embargo needs to be imposed so that all lorries using the proposed 
development access only the A14 and not the A509 through Isham. 
 
4. Strategic Landscaping and Green Infrastructure 
 
It is clear from the Inspector’s report on the JCS examination that he recognised the substantial impact 
the development has. Indeed, he remarked on this in dismissing other sites he considered were ‘even 
worse’. 
 
The Parish Council consider that the strategic landscaping and green landscaping does not meet North 
Northamptonshire Joint Core Strategy’s requirements as it says ‘…..Strategic landscaping should 
enhance the character of the development and minimise visual impact on the surrounding area, 



 

 

including the market town of Burton Latimer and the villages of Isham and Pytchley.’  However, the 
visuals submitted by the Appellant have not demonstrated this. Also, the North Northamptonshire JCS 
says ‘…..Proposals on parcel B should include strategic landscaping along the southern boundary at the 
earliest opportunity to limit the visual impact on Isham’ and to ‘Provide a connected network of high 
quality landscaping which minimises visual impact. Proposals should include the delivery of strategic 
landscaping at the southern edge of the development at the earliest opportunity to limit the visual 
impact on Isham’ but at the meetings the Parish Council have had with the appellant they have 
admitted that the landscaping they proposed will not do this because of the height of the buildings 
and the fact that the land falls from Isham down to the site. The proposed width of the strip of 
landscaping to the south of the site is less than the width shown in the North Northamptonshire JCS 
and there is not sufficient landscaping proposed on the site.  Additionally, there should be substantial 
landscaping and planting along and adjacent to Burton Station Road extending along the north side of 
Isham adjacent to the cemetery and the rear of Fairfield Road to properly obscure the development 
from Isham. 
 
5. Wildlife 
 
Local people within Isham are very concerned about the effect upon and the risk to wildlife together 
with the lack of provision and limitations being made on the extent of landscaping provision, 
objections have been made by The Wildlife Trust on a number of issues. 
 
6. Employment 
 
Local recruitment agencies have confirmed there is insufficient labour in the area for this type of 
existing operation let alone further developments also there is already plenty of existing approved 
development land for which there is no take up, Burton Latimer for instance, so why is more required 
at this time. 
 
7. Visual impact, Density, Parking and Flooding 
 
The floor levels and building heights are a major concern of the Parish Council and it is noted that the 
officer identifies the need for a specific condition in his report. However, the site is to be cut and filled 
and this application fixes the floor levels and building heights permanently, yet little information is 
available to show the effect of this on Isham. There is only one visual and that is from the cemetery, 
there are no cross sections showing the relative floor heights, roof heights and site levels in relation 
to Isham and the surrounding area. From what we are able to determine the brook is at a level of 
55.00 metres ordinance datum level, the nearest units to Isham have floor levels between 55.50 
metres and 59.50 metres with potential roof levels between 77.50 metres and 78.50 metres. In Isham 
the level of the cemetery is circa 71.00 metres and Burton Station Road is from 71.00 metres to 54.00 
metres. This demonstrates the dramatic and detrimental effect of the proposals upon Isham. Any 
proposed planting strip between the development and Isham is clearly going to be ineffectual as it will 
be located at a level which can be no more than the lower floor level of 55.50 metres. The vast majority 
of this planting strip ground level will be below floor level. The closest planting to Isham will have to 
exceed 30 metres before it obscures the roofs of the buildings viewed from Isham. The height of the 
buildings should be dramatically reduced and they must incorporate ‘green’ roofs to mitigate the 



 

 

visual impact.  The proposals for car and lorry parking are inadequate for the scale of the development 
consequently the density of buildings on the site is too great and should be reduced to allow the 
correct increased amount of car and lorry parking and green space required for the development. Part 
of this site is a floodplain and regularly floods as was evidenced by the A509 being closed due to the 
road flooding adjacent to the brook which runs along the Eastern edge of this  potential development.  
The Parish Council is very sceptical about the proposals and do not believe they will satisfactorily 
address these concerns. There will be a huge area of hard surfacing and buildings which will be 
discharging incredible volumes of water to the proposed ditching and crate water attenuation storage 
which the Parish Council do not believe will be able to cope at peak times.  This will consequently 
move the problem further along the valley particularly to those lower-lying areas of Isham village and 
surrounding land.  It is the Parish Council’s view that the site is overdeveloped with too many hard 
surfaces and the building density should be reduced. 
 

8. Light, Noise and Pollution 
 
The Parish Council is not convinced that the potential for light pollution has been satisfactorily 
addressed. Previous developments at Burton Latimer illuminate the sky during the evening and night 
and this development has the potential of worsening the present situation. It is also noted that this 
situation has also not been properly addressed at the large development recently constructed to the 
West of Thrapston adjacent to the A14 and has caused considerable complaint from residents in that 
area. The Parish Council is not so much concerned about noise on the development but the noise 
resultant from the development. The appellant believes ‘Operational impacts are likely to be 
negligible’ whilst it may be possible to control the amount of noise emitted from building services 
plant the Parish Council do not believe this to be so, in fact they believe the impacts will be great 
taking into account the resultant lorry movements 24 hours per day 7 days a week. The Parish Council 
is not only concerned about noise but all sorts of potential pollution emanating from the proposal. It 
is noted that the appellant believes ‘The proposed development will lead to an insignificant effect on 
local air quality. Therefore, no operational mitigation measures are required.’ The Parish Council is 
astounded by this statement, any reasonable person would be well aware that so many lorry 
movements with the resultant exhaust emissions, let alone the lorries manoeuvring on site, will have 
a dramatic effect on air quality in the area. A requirement of the North Northamptonshire JCS is to 
‘Ensure quality of life and safer and healthier communities’, this application does not comply as it does 
not meet any of these requirements. This has also been raised as an issue by Wellingborough 
Environmental Protection. 
 
9. Historical Environment 
 
Policy 2 of the North Northamptonshire JCS says ‘Proposals should complement their surrounding 
historic environment through the form, scale, design and materials’ and ‘Proposals should protect and, 
where possible, enhance key views and vistas of heritage assets, including of the church spires along 
the Nene Valley and across North Northamptonshire;‘ and ‘Proposals should demonstrate an 
appreciation and understanding of the impact of development on heritage assets and their setting in 
order to minimise harm to these assets and their setting.’ It is considered that the proposals will have  
an adverse effect upon the Isham Listed Buildings and takes no account of any of these requirements, 



 

 

it will clearly have an effect on Isham church which is set on land lower than the proposed roof tops 
of the development. 
 
10. Appellant’s Heads of Terms 
 

It is considered that the Heads of Terms recently provided by the appellant and located on the 
Council’s website still fall short of what is required to improve the sustainability of the site and reduce 
harm to Isham Village. The contribution to Isham Bypass does not ensure its provision prior to the 
operation of any part of the allocated site as envisaged by the Inspector at the JCS examination. 
 
Summary 
 
The proposals will have a significant harmful impact on the area and for Isham village. Therefore the 
Parish Council’s objections remain and the points above will be expanded prior to the Inquiry, in order 
to take into account any changes made between now and the start of the Inquiry. Also, the Parish 
Council will take account of the evidence which will be available from the main parties some four 
weeks before the Inquiry and seek to provide any written statements to the Inspector, the Parish 
Council and appellant accordingly. 
 
Yours sincerely 
 

 
 
Nigel C Ozier BA (Hons) MRTPI 
Managing Director – Planning Division 
Nigel.ozier@argroup.co.uk 

 
Encs:- 
Letter to Kettering Borough Council 29 September 2017 
Letter to Kettering Borough Council 9 November 2017 
Letter to Kettering Borough Council 10 December 2017 
Letter to Kettering Borough Council 7 March 2018 
Letter to the Highway Authority    11 March 2018 
Letter to the Highway Authority  23 March 2018 
Letter to Kettering Borough Council 21 March 2018 
Letter to Kettering Borough Council 22 March 2018 
Letter to Kettering Borough Council 24 March 2018 
Letter to Kettering Borough Council 15 April 2018 
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