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Development Control Committee 
Tuesday 9 July 2019 
7.00 pm in Council Chamber, The Cube, Corby 
 
Present: Councillor Riley – Chair 

 Councillors Brown, Dady, Eyles, Reay, Sims, Watt & Petch 

14. Apologies for Absence 
Apologies for absence were received from Councillors Addison & P Beattie, Councillor Petch 
substituted. 

15. Declarations of Interest  
Members were asked to declare any personal interests they may have in the business to be 
discussed and/or indicate whether this was prejudicial or non-prejudicial, the nature of any 
interest, and whether they intended participating in the relevant agenda item.  

Councillors Dady and Sims declared a personal non-prejudicial interest in 19/00300/OUT Gate 
1, Tata Steel, Weldon Road, Corby as they were both on the Board of Electric Corby who had 
been approached regarding this application. 

Councillor Eyles declared a personal and prejudicial interest in 19/00257/REG3 as he had 
signed papers as Lead Member for Housing.  

16. Minutes of the Previous Meeting 
Members were requested to approve the minutes of the Development Control Committee 
meeting held on 9 July 2019, copies of which had been circulated. 

RESOLVED that:- 
The minutes of the meeting of the Development Control Committee held on 9 July 2019 copies 
of which had been circulated to Members, be agreed as a correct record. 

17. Planning Applications 
17.1    19/00300/OUT Demolition of existing building, residential development of up to 90 

homes, retail units, play area and football pitch, associated site 
infrastructure including roads and car parks (all matters other than 
access reserved) Gate 1 Tata Steel, Weldon Road, Corby. 

The Planning Officer presented a report for outline permission for access only all other matters 
were reserved. 

No viability report had been received and no S106 contributions or affordable housing 
proposed. A previous application had been refused and the officer’s report contained a 
comparison table for information. The current application had provided less information than 
the refused scheme. 

The officer’s report contained information on previous applications for the site including an 
erroneous Certificate of Lawfulness to convert the two remaining office blocks to residential 
use. 

All relevant Statutory Consultees had been contacted and any comments received had been 
written into the officer’s report. Internal consultation had been carried out with CBC 
Environmental Health, CBC Sustainability Officer and CBC Housing Strategy, comments 
contained within the officer’s report. 

Neighbour notification letters had been sent with 5 representations being received, comments 
were in the report. 

Key determining issues included conformity with the Development Plan and Material 
Considerations, Design Layout and the Effect on the Character and Appearance of the 
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Surroundings, Neighbouring Amenity, and Housing Supply, Car Parking and Amenity space 
and S106 Contributions. 

It was concluded that the development would be located within an employment area, future 
employment use on the site ELR32 would be compromised by the proposal, until the 
developer was able to demonstrate that issues around amenities including odour and 
contamination could be adequately mitigated development of the site for housing was 
unacceptable. 

Mr Machen attended the meeting and addressed Committee on behalf of the applicant. He 
thanked Committee for giving him the opportunity to speak and explained that the company 
was family owned and based in Corby. 

Mr Machen said the company were committed to delivering high quality sustainable schemes 
in Corby, it would meet the affordable housing requirement and provide much needed new 
homes for local families. A play area and junior football pitch would be provided with 
maintenance and sponsorship of a local team, Corby had no dedicated youth pitch. 

Mr Machen confirmed this was a brownfield site but it had been vacant for many years and 
was not allocated for employment or safeguarded in the Local Plan, the councils own 
Employment Land Review 2018 made clear the site was not needed, the NPPF made it clear 
that the site should be used for alternative uses. 

There was already permission to convert the two office blocks into apartments and work was 
underway establishing the principle of residential use. There had been no objections from the 
public and letters of support had not been referred to in the officer’s report or on the Council’s 
website. 

The applicant felt that the development would make a valuable contribution to the housing land 
supply and help safeguard villages. Mr Machen made reference to the Inspector’s report for an 
application in Gretton which had been held in public and which Mr Machen attended. 

Officers had raised concern about smell from the sewage works but a technical report had 
been submitted showing no smell nuisance with Anglian Water raised no objection on those 
grounds. 

Members asked for clarification on the employment land issue and the fact that the office 
blocks had been given permission. 

Officers explained that the NPPF was a Framework, not the Boroughs Local Plan or Joint Core 
Strategy. There was no such thing as setting a president in planning each application would be 
judged on its merits and against local policies. 

Offices had advised the applicant and written into the report that the office block approval was 
erroneous, there were key elements that failed the scheme including an application to clad the 
blocks which had been refused. An appeal was in motion by the applicant who engaged a 
legal expert and the Planning Department have challenged this. 

Members raised concerns about the possibility of TATA Steel needing emergency access or 
use of the gate if there were problems at another gate through the application site once homes 
had been erected and said this was an industrial site and Members did not want to restrict 
businesses already there. Members were also concerned about isolating the community in this 
area. 

Officers added that the application failed to take note of the SPD and Policy 30 which sets out 
contributions within Corby regarding affordable housing. 

RESOLVED that: - 
Refuse for the following reasons: 

1. Policy 22 of the Joint Core Strategy (JCS) aims to safeguard existing and committed 
employment sites for employment use; unless it can be demonstrated that there is no 
reasonable prospect of the site being used for that purpose; and that an alternative use 
would resolve existing conflicts between land uses. The site was last in use for employment. 
Despite an oversupply of employment land in the Borough, the Employment Land Review 
has indicated that adjacent land "site ELR32" is of reasonable quality for strategic 
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employment development in the future and should be considered in the future review of the 
JCS to help meet Corby's job growth targets.  Future employment use on site ELR32 would 
be compromised by the current proposal. In the absence of further evidence of a lack of 
developer interest for redevelopment as an employment use, it is considered that the 
proposal is contrary to Policy 22 of the North Northamptonshire Joint Core Strategy (2011–
2031) and employment aim of the NPPF (2019). 

2. Policy 15 (Well-connected towns, villages and neighbourhoods of the JCS) states that 
‘development and investment should: ‘Improve local integration by ensuring well-connected 
street networks, very limited use of cul-de-sacs (which should be short in length) and low 
design speeds for residential roads to allow cycling on street and pedestrian priority’ and 
‘extend the existing Green Infrastructure network into new development and linking existing 
open spaces together through the provision of either new Green Infrastructure’ or ‘Green 
Streets’. The application is deficient in providing any evidence to show that the development 
will be able to provide safe, secure and direct routes to local facilities. It is considered that the 
proposed development and its connections with the local facilities, although walkable, lacks 
direct routes; walking routes to the local shops on Phoenix Parkway are along existing roads 
with commercial and industrial units, meaning there is no surveillance onto the street. 
Whereas, walking routes to the nearest Primary School would mean walking along Weldon 
Road, an existing 40mph dual carriageway, which is not safe for parents and young children. 
These deficiencies would be likely to be harmful to amenities of prospective occupiers of the 
development and is unacceptable. The proposal is contrary to Policy 15 of the North 
Northamptonshire Joint Core Strategy (2011–2031) and the NPPF (2019). 

3. It is considered that there are severe reservations about the suitability of the site to be used 
for residential accommodation; e.g. from the surrounding: (i) noise environment of Weldon 
Road, Tata Steel, UK Timber, Oakland International; (ii) odorous environment of Viridor 
waste disposal site or from air pollution from sewage treatment works opposite; (iii) UK 
Timber with saw mill on the Eastern side of the application site abutting the boundary fence 
which will have issues with particulate emissions and noise; (iv) Ground contamination 
issues/ land stability of the site. These adverse conditions would be likely to be harmful to 
amenities of prospective occupiers of the development and is unacceptable. In the absence 
of satisfactory demonstrable information that the issues around amenities, including odour 
and contamination, can be adequately mitigated, development of the site for housing is 
unacceptable. The proposal is therefore contrary to Policy 8 of the North Northamptonshire 
Joint Core Strategy (2011–2031) and the NPPF (2019). 

4. Application 19/00300/OUT is deficient in providing adequate details to overcome reason 4 for 
refusal of application 18/00629/OUT. Policy 30 (Housing Mix and Tenure) of NNJCS refers to 
Nationally Described Spaced Standards for assessing housing development(s). In the 
absence of necessary information, it considered that the proposed development would be 
deficient in some internal space provision and room sizes; without which the proposed 
development is considered sub-standard and would be likely to be harmful to amenities of 
future occupiers of the development; this is unacceptable. The proposal is contrary to Policy 
8 of the North Northamptonshire Joint Core Strategy (2011–2031) and the NPPF (2019). 

5. Application 19/00300/OUT is deficient in providing adequate details to overcome reason 5 for 
refusal of application 18/00629/OUT. The proposed indicative layout is unsatisfactory in 
failing to provide the necessary information; without which it is considered: (i) the proposed 
layout around the new mixed-use block/building to the forecourt area fronting Weldon Road; 
does not make dedicated provision to capture passing trade; (ii) lacking in satisfactory 
parking layout arrangement. It is considered that these deficiencies would be likely to cause 
harm to amenities; this is unacceptable. The proposal is contrary to Policy 8 of the North 
Northamptonshire Joint Core Strategy (2011–2031) and the NPPF (2019). 

Informative 
 No viability report received, no S106 Contributions or Affordable Housing proposed. A 

viability report is required and same would need to be independently assessed prior to 
determination if the Local Planning Authority minded to support the development (in light of 
all other material considerations). 

 Pre-app advice 18/00138/PRC (dated 25/04/2018) 
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I write further to your pre-application enquiry made to the Development Management Team 
of Corby Borough Council received on 19th March 2018. I apologise for the delay in 
responding to you, and for any inconvenience this may have caused. 
Having carried a site visit on the 23rd March 2018 assessed your pre-application submission 
in detail I would offer the following comments and observations: 
Site and Surroundings 
The subject site is a generous parcel of land that was formerly occupied by Tata Steel and it 
two circa 1960s office buildings. The site is accessed off Weldon Road situated in a 
predominately industrial area; to the South of the site are sewage works. 
Principle of Development 
The National Planning Policy Framework (2012) paragraph 11 clearly states that applications 
for planning permission must be determined in accordance with the development plan unless 
material consideration indicate otherwise. 
The application proposal encounters a policy obstacle, policy 22 Delivering Economic 
Prosperity of the North Northamptonshire Joint Core (2016) expresses the preference to 
safeguard existing and committed employment sites for employment use unless it can be 
demonstrated by the applicant that there is no reasonable prospect of the site being used for 
that purpose and that an alternative use would resolve existing conflicts between land uses. 
Equally important is Policy 8 of the North Northamptonshire Joint Core Strategy (2016) due 
to the nature of the surrounding land uses. 
During the course of our meeting on the 201h February 2018 you alluded to your prior 
approval application reference: 16/00426/PAC3 for change of use of the former Tata Steel 
Head offices buildings; from office to residential. You stated the point that this sets a 
precedent for the residential redevelopment of the subject site I am not persuaded that this is 
a correct position to be adopted for the following reasons: 
The proposal referenced;16/00426/PAC3 falls to be considered within Schedule 2, Part 3, 
Class 0 of the Town and Country Planning (General Permitted Development) (England) 
Order 2015 (as amended) which allows for such development subject to a determination by 
the Local Planning Authority as to whether Prior- Approval will be required. The application 
was not seeking full planning permission and Schedule 2, Part 3, Class 0 of the Town and 
Country Planning (General Permitted Development) (England) Order 2016 only permits the 
Local Planning Authority to take the following factors into consideration in the determination of 
such an application: 

(a) transport and highways impacts of the development; 
(b) contamination risks on site; 
(c) flooding risks on site; and 
(d) impacts of noise from commercial premises on the intended occupiers of 

the development. 
In considering an application for prior approval under Class 0, Paragraph 10b of Section W 
states that the local planning authority shall "have regard to the National Planning Policy 
Framework.... so far as relevant to the subject matter of the prior approval, as if the 
application were a planning application". As such, the prior approval application must be 
assessed against transport and highways impact, contamination, noise from commercial uses 
and flooding risks only. The local planning authority is not directed, as a matter of law, to 
determine applications for prior approval under Class 0 with reference to the Development 
Plan. The Local Planning Authority may also grant prior approval unconditionally or subject to 
conditions reasonably related to the subject matter of the prior approval. 

The development proposal for the application site would have to be judged on its 
merits without dependency on the prior approval change of use of the two office buildings 
on the site from office to residential (application ref: 16/00426/PAC3) and will determine 
the application with reference to the Development Plan. 

In this context it is material to note that, a prior approval application cannot be linked to 
demolition in order for conversion from office to residential to take place. I have outlined the 
various aspects of development plan policies that would be infringed in my view without 
justification by your proposed development. 
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Character and Appearance 

The proposed scheme is for full planning permission and therefore issues relating to design 
are to be commented upon at this stage. The scheme seeks to make efficient use of the 
subject site however there are elements of the proposed scheme that require a major review 
in particular, the scheme lacks any integration with existing or proposed cycle, pedestrian 
routes. Policy 8 North Northamptonshire (Adopted 2016) Place Shaping Principles requires 
that development proposals create connectivity that avoids dead ends and allows for 
integration into the wider settlements and connects to existing services and facilities. 

There are no indications in your pre application submission on how you would comply with 
other elements of Policy 8 which requires that developments ensure the quality of life of 
future occupiers by protecting amenity by not resulting in an unacceptable impact on amenity 
by reason of noise vibration, smell or other pollution. There are surrounding the site industrial 
uses and to the South of the site are sewage works. 

The proposed scheme makes little or no provision for onsite convenience facilities and what 
is presented is a residential scheme, which has at its gateway two former circa 1960s office 
blocks; that tower over residential properties to the western and eastern end of the site. The 
proposal to have two further towers of apartment blocks, in close proximity to the existing 
office buildings presents a scheme that creates a sense of enclosure. The scheme would 
results in adverse impact upon the sun light and daylight of adjoining dwelling houses. 

17.1    19/00257/REG3 Consent for single storey rear extension to provide adaptions for 
disabled access facilities AT 26 Shakespeare Way, Corby. 

A report was presented to Committee seeking consent for a single storey rear extension 
providing disabled access and facilities for a ground floor bedroom and wet room. 

All relevant policies had been considered and consultations had taken place, there were no 
objections but the application was a CBC application and so had be brought to Committee. 

It was necessary to improve the quality of life for the occupant of the host dwelling, no adverse 
harm was caused to the character of the locality or residential amenity of neighbouring 
properties. 

There were some outstanding highways issues to be addressed, once these had been 
satisfied the application could be approved. 

RESOLVED that: - 
1. Approve subject to the following conditions:  
1.1 The proposed scheme is modest in design and scale, respects the character of the host 

dwelling. The scheme results in an increased required accommodation floor space to improve 
the quality of living for the occupier. The officer’s recommendation to member’s is that the 
application be approved subject to the following conditions:  

1. The development hereby permitted shall begin before the expiration of three years from the 
date of this permission. 

Reason:  As required by Section 91 of the Town and Country Planning Act 1990, as amended 
by Section 51 of the Planning and Compulsory Purchase Act 2004. 

2. The development hereby approved shall be built in accordance with the approved plans as 
listed below in the 'Schedule of Plans'. The development shall be completed in accordance 
with the approved plans unless alternative details have been submitted and approved in 
writing by the Local Planning Authority prior to commencement.  

 Reason: To specify the permission and for the avoidance of doubt. 

18. Close of Meeting 
The meeting closed at 8.05pm. 
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