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 14/00137/COU Alterations and first floor extension to provide for 3 No. ground 
floor units - Use Classes A1, A2 and a nail parlour (Sui 
Generis), 4 No. studio flats at first floor and associated works 
95 Rockingham Road, Corby for Prospect Brigstock Ltd.  

Background 
This planning application was deferred at the previous Development Control Committee 
meeting (12 of August 2014) to enable a site inspection to take place.  

Amended plans were received following that Committee meeting. All those individuals who 
made representations were notified of the amended plans providing them with 10 days to 
comment on the plans.  

The site inspection took place on 9 of September 2014.  

The previous case officer report presented to the Development Control Committee meeting 
has been amended and set out below to take into account amended planning conditions 
reflecting amended  plans and measures to overcome planning concerns raised at the 
previous Development Control Committee meeting.  

This application relates to the property known as 95 Rockingham Road in Corby.  The 
building is partly single storey, partly two storey and has frontages onto both Rockingham 
Road (service road) and to Stockwood Drive. 

The building is currently used for commercial purposes, with a letting agent and hairdresser 
occupying the two storey section of building.  The single storey section of building, which 
fronts onto Stockwood Drive has recently been sub-divided into three smaller units, with the 
middle unit currently trading, without planning consent, as a Sui Generis Nail Parlour. 

Stockwood Drive is a residential cul-de-sac which comprises of semi-detached properties 
fronting onto the road.  There are also residential properties close by on Rockingham Road 
to the south of the site, but to the north the area is commercial, with a mixture of uses 
including restaurants, shops and takeaways.  There are also residential properties on the 
opposite side of Rockingham Road, to the east of the site. 

The application is being brought in front of Members owing to the number of objections 
received to the proposals. 

Description 
The proposal is for the following forms of development: 

• A first floor extension to the single storey section of building to provide for 4.No studio 
flats, with access from Stockwood Drive 

• A new pitched roof and cladding to the first floor of the building  
• Change of use of the 3 units in the on the single storey section of building fronting 

Stockwood Drive to allow for flexible A1 and A2 uses 
• Regularisation of the Nail Parlour use that is operating from the middle unit of the 3 

units in the single storey section (retrospective consent sought). 
• Associated alterations to the site layout 

For the avoidance of doubt, the change of use aspect of the application does not relate to the 
existing lettings and hairdressing businesses in the existing two storey section of the 
building.  The only aspects of development relating to this section of the building would be 
the physical alterations to the building (cladding and new roof). 
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Site History 

• 91/00054/CO - Change of use to retail kitchen showroom and offices with new shop 
front – Application Permitted 

• 92/00267/CO - Change of use to computer training centre and employment agency – 
Application Permitted 

• 98/00096/CO - Change of use and sub-division of building to provide 2 shops and 1 
Class B1 (Business) unit – Application Permitted 

• 02/00450/COU - Change of use from Class B1 (Business) to Class A2 (Financial & 
Professional Services) – Application Permitted 

• 08/00438/ADV - Consent to display advertisement – Application Permitted 
Policies & Guidance 

• Policies 13 & 14 of the North Northamptonshire Core Spatial Strategy. 
• National Planning Policy Framework (NPPF) 
• National Planning Practice Guidance 

Consultation 

• CBC Housing Strategy Manager – Seeks clarification  as to whether the units are 
‘affordable’ or not 

• Crime Prevention Design Advisor (Northants Police) – No formal objection to the 
application, recommends that new doors/windows are in accordance with Secured by 
Design/New Homes 2014 guidance 

• Highway Authority 
o Initial comments – No observations to make 
o Amended Plans (1) – Proposals were unacceptable in highway safety terms 
o Amended Plans (2) – No objection in principle subject to relevant on & off-

site works, recommends that development takes place in accordance with the 
amended drawings  

• Planning Policy – No objection in principle 
• Environmental Health – Provisions should be considered for refuse & 

recycling/kerbside collections and bin storage. 
• Landlord Services Manager – No representations received. 

Advertisement/Representations 
1. Site Notice – Posted on a lamp column outside the building on 08.04.14. 
2. Public Notice (ET) – Not required in this case as the property is not within a 

Conservation Area. 
3. Neighbour Notification –Nos 1, 2, 15 & 16 Stockwood Drive, and Nos 91, 93 & 97 

Rockingham Road were notified. 
4. Summary of Representations – Seven letters of objection and a petition with 26 

signatures from the ward Councillor, residents on Rockingham Road & Stockwood 
Drive were received  The objections to the application are on the following grounds: 

• Highway safety concerns, an existing lack of parking in the area and not 
enough parking for the new development 

• Noise disturbance from construction, new residents and the stairs 
• Loss of light and privacy to neighbouring properties 
• Drainage concerns 
• Odours from bins 
• An overshadowing, dominant & oppressive impact from the extension 
• Crime, nuisance and concerns, particularly if the properties are social rented 
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There are also concerns over where materials will be stored during construction.  
There has been a request for construction management details and controls over the 
hours of operation if permission is to be granted. 

Report 
Introduction & Background to the Site 

This application relates to No.95 Rockingham Road, a flat roofed building on the corner of 
Rockingham Road and Stockwood Drive in Corby.  There is a two storey section of building 
fronting onto Rockingham Road and a single storey section facing onto Stockwood Drive, 
with a parking area in front. 

Development has already taken place on the single storey section of building, as this was 
previously one large commercial unit which has been divided into three smaller units.  The 
middle unit of the three has been trading as a Nail Parlour (Sui Generis use) for some 
months without planning consent. 

The application is therefore made partly in retrospect, to regularise the Nail Parlour use, and 
is for the following forms of development: 

• A first floor extension to the single storey section of building to provide for 4.No 1-
bedroom flats, with access from Stockwood Drive 

• A new pitched roof and cladding to the first floor of the building  
• Change of use of the 3 units in the single storey section of building fronting 

Stockwood Drive to allow for flexible A1 and A2 uses 
• Regularisation of the Nail Parlour use that is operating from the middle unit of the 3 

units in the single storey section (retrospective consent sought). 
• Shutters & shop front to one of the new ground floor units (retrospective) 
• Associated alterations to the site layout 

There has been a number of changes to the application since it was first submitted, the 
physical aspects of which will be discussed later in the report.  Initially though, the change of 
use was proposed to include Class A3 (restaurant/cafe) as well, but following discussions 
with the Council’s Environmental Health team and the applicant’s agent, the A3 use was 
omitted from the proposals in the interests of preserving residential amenity. 

First Floor Extension to Provide 4 Flats 

It is proposed to extend above the existing single storey section of the building to provide for 
4.No studio flats.  The flats would be accessed by a new external staircase to the side of the 
building, closest to No.16 Stockwood Drive. 

Each of the flats would have a kitchen/lounge/dining area, store, bedroom and bathroom.  
There would be new first floor windows which would face towards No.16 Stockwood Drive, 
towards the Stockwood Drive road and beyond that, No.93 Rockingham Road and also 
towards Oriental Fusion (restaurant) at No.97 Rockingham Road. 

There would be a central communal corridor and these, like the bedrooms for the flats, would 
be fitted with solatube light reflectors to allow natural light through. 

Following a visit to the site and discussions with both the applicant’s agent and local 
residents, a number of concerns were identified, some relating to the flats, some relating to 
other aspects of the development which will be discussed later in the report. 

With regard to the flats, with the originally submitted plans there were concerns relating to 
loss of privacy, as Studio Flat 2 in particular would overlook the garden of No.16 Stockwood 
Drive.  The external stairwell had also originally proposed to be finished in steel, and gates 
were proposed at ground floor level, which gave further rise to concerns over noise. 

These issues were discussed with the applicant’s agent, the Police Crime Prevention Design 
Advisor, and amended plans were received with the following improvements: 
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• High level, obscured glass windows on the elevation facing No.16 Stockwood Drive 
• Hit & miss panelling proposed on the upper section of the stairwell platform to further 

protect privacy of No.16 Stockwood Drive 
• A change from steel to a concrete cast stairwell to reduce noise 
• Removal of the existing gates from the ground floor and provision of new bollards 

instead of gates to reduce noise and to ensure that vehicles don’t block the stairwell 
These changes are considered to represent an improvement to the proposal, to the degree 
where the relationships with other properties in terms of noise and loss of light/privacy are 
now considered to be acceptable. 

The first floor extension would have a visual impact and it is noted that the lounge window to 
No.16 Stockwood Drive is on the side of the property, facing towards the site.  It is equally 
noted however that the visual relationship would be no worse than what currently exists 
between the properties along Stockwood Drive, which are semi-detached and of the same 
design, and accordingly the visual relationship with the surrounding properties is considered 
to be acceptable. 

In its amended form, the proposals would still result in 4 flats which would have acceptable 
living conditions, as Flats 1 and 2 which are now subject to the high level, obscured glazing 
on one elevation would still have additional windows to their lounge/kitchen/dining area which 
are larger and non-obscured 

New Pitched Roof & Cladding 

In addition to the first floor extension to the building, which would then make most of the 
building two storey, it is also proposed to add a pitched roof and new cladding to the first 
floor of the existing two storey section, as well as on the new extension. 

These works, subject to appropriate materials being used, are considered to represent an 
enhancement to the appearance of the building, which sits in a prominent position on the 
corner of Rockingham Road and Stockwood Drive.  Materials for the cladding and roof tile 
are detailed on the plans, but can be conditioned to ensure that samples are provided to the 
Authority and to ensure that those used are acceptable in visual terms. 

Change of Use to A1/A2/Nail Parlour 

The existing single storey section of the building has been divided into three units and the 
application proposes that A1 (shops) and A2 (financial/professional services) would be 
appropriate uses for these three units, with operating hours of 9am-6pm. 

In context of the surrounding area which is commercial along Rockingham Road, with a 
range of uses including restaurants, shops and takeaways, the principle of these uses in this 
location is considered to be reasonable.  Consultation was undertaken with the Planning 
Policy team and they have raised no objections to the principle of the proposals. 

Discussions also took place with Environmental Health, as originally Class A3 
(cafes/restaurants) was included as part of the proposals, but it was agreed to drop this use 
from the application, as it was likely to give rise to a range of concerns relating to noise, 
smells and unknown visual impacts.  The hours of operation are regarded as being 
reasonable in this location, where there are residential properties in the surrounding area, 
and new properties proposed above this section of the building. 

The middle unit of the three on the single storey section of the building has been trading as a 
nail parlour for several months without planning consent, so it is also proposed to include 
retrospective consent for this unit to continue trading as a nail parlour, but with flexibility to 
also operate as A1 or A2 uses. 

Nail parlours are classed as Sui Generis which means under normal circumstances, no 
changes of use are permitted to or from other uses.  In this case however, the applicant’s 
agent has supplied information as to what the use entails and it is considered that the use, 
which is similar to an A1 operation, would be acceptable in this location.  It would be 
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reasonable to allow flexibility of uses for this unit to operate either as a nail parlour, A1 or A2, 
with changes between the uses also being allowed.  The other two units would benefit from 
being able to operate as A1 or A2 uses, with the option to change from one to the other as 
necessary. 

Highway/Parking/Recycling/Refuse Matters 

In addition to the change of use and works necessary to build the flats, other changes would 
be required to the site layout, to provide for parking and refuse/recycling collection. 

One of the main concerns raised by local residents to the proposals relates to parking and 
highway safety matters.   

Stockwood Drive is a residential cul-de-sac and most properties benefit from off-street 
parking, but it is clear from visiting the site on several occasions that on-street parking also 
takes place here. 

This section of Rockingham Road is split between being residential and commercial and the 
site is adjacent to the ‘service road’ of Rockingham Road, which has unrestricted on-street 
parking.  The closest residential properties to the site benefit from off-street parking, but 
there is also the facility to park on-street without being to the detriment of traffic flows on the 
main section of Rockingham Road. 

The development as proposed does constitute an intensification of use of the site.  There is 
an existing parking area to the front of the building on Stockwood Drive and this would 
provide for at least 6 vehicles to be parked off the road. 

The hours of use for the ground floor units means that the parking spaces will be available in 
the evenings for use by the new residents.  On-street parking is available close by on either 
Stockwood Drive or Rockingham Road and whilst the development represents an 
intensification of use of the land, both the commercial units and flats proposed are relatively 
small, so the traffic generation to each is unlikely to be significant. 

Consultation was undertaken with the Highway Authority and a site meeting took place with 
one of their officers to measure out the site.  In its amended form, the Highway Authority 
does not object to the application on highway safety or parking grounds subject to some 
minor on and off-site works to formalise the parking arrangements to the front of the building. 

Refuse & Recyling storage and collections need to be carefully considered to ensure that it is 
acceptable with regard to residential amenity.  There is an existing yard to the side of the 
building between where the new stairwell is proposed and the boundary with No.16 
Stockwood Drive.  Currently there is a fence (approximately 1.8 metres in height) which 
divides the yard from the neighbouring property. 

Following discussions with the Environmental Health team, it is apparent that there is a 
number of options for how to deal with bin storage/collection, as there are residential and 
commercial units which would be served from the site, who may wish to have separate bins, 
or may wish to have a wider sharing agreement.  This means it is uncertain as to how many, 
or what types of bins would be needed, but it is an important issue to resolve 

In the first instance, removal of the A3 use from the application is a positive step, as this will 
reduce the amount of food waste to be taken away from the site.  In the absence of certainty 
over the number/type and location of refuse/recycling bins, it will be important for the 
Authority to retain control over how this issue is resolved because there could be a 
detrimental impact upon residential amenity if waste and recycling are not managed 
effectively. 

To that end it is proposed that a refuse/recycling waste management condition is imposed if 
permission is granted.  This would give the Authority control over the number, type and 
location of bins, and would allow us to assess whether any further boundary treatment 
improvements and/or enclosures would be required to protect residential amenity. 
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Details of this management plan would have to be agreed prior to the other two commercial 
units coming into use for A1/A2 purposes and before first occupation of the first flat.  The 
condition should also give scope for future amendments to the management plan over time 
to allow for changes in legislation and other local circumstances. 

Subject to this condition being imposed, and subject to the necessary on/off site works 
required by the Highway Authority being imposed as conditions, the development as 
proposed is considered to be acceptable in these respects. 

Other Matters 

A new shop front and shutters have been installed to the left hand side of the Stockwood 
Drive facing elevation.  The appearance of this shop front and shutters is considered to be 
acceptable, and an additional shop front in this location breaks up what was previously a 
blank section of wall.   

Other issues raised during the consultation process relate to uncertainties over the type of 
tenure of the new flats and construction disturbance/location of storage materials. 

The development, if approved, would provide for 4 residential properties, which are not 
proposed to be affordable units. 

With regard to construction works, as the site is currently in use for commercial uses and is 
adjacent to residential properties and there is limited space to the front of the building, it 
would be reasonable to require details of construction management to be provided prior to 
works commencing. This would ensure that works take place during appropriate hours, that 
the site is secured and to specify where materials/staff facilities will be sited during the 
construction phases. 

Conclusion 

There are several aspects to this application.  When the application was first made there was 
a variety of issues, particularly noise, loss of privacy and the principle of an A3 
restaurant/cafe use which were of concern. 

Following detailed discussions with the applicant’s agent, Environmental Health, the Highway 
Authority and the Police Crime Prevention Design Advisor, the development in its amended 
form and without the A3 use originally proposed is now considered to be acceptable subject 
to a range of conditions to protect highway safety, visual and residential amenity. 

The recommendation is for approval. 

Recommendation:   
Approve subject to the following conditions: 

1. The change of use and works associated with one of the ground floor units comprising the 
‘nail parlour’ shall be deemed to take effect from 09/10/2014. The remaining development 
must be begun not later than the expiration of three years, beginning with the date of this 
permission. 

Reason: Part of the development had been commenced prior to the approval of consent and 
to accord with Section 91 of the Town and Country Planning Act 1990 (as 
amended). 

2. No other development, other than the operation of the ground floor unit as a Nail Parlour 
shall take place, until a construction management plan relating to the hours of construction, 
siting and storage of materials/staff facilities and security of the site during the construction of 
development has been submitted to and approved in writing by the Local Planning Authority. 
Development shall only take place in accordance with the approved plan unless revised plan 
has first been submitted to and approved in writing by the Local Planning Authority.  

Reason: In the interests of visual and residential amenity, in accordance with Policy 13 of 
the North Northamptonshire Core Spatial Strategy. 
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3. No development shall commence in relation to the ground floor units until a plan detailing the 
type and design of shuttering to be used on the shop fronts has been submitted to and 
approved in writing by the Local Planning Authority.  Development shall only take place in 
accordance with the approved plan unless revised plan has first been submitted to and 
approved in writing by the Local Planning Authority.  

Reason: In the interests of visual amenity of the area, in accordance with Policy 13 of the 
North Northamptonshire Core Spatial Strategy. 

4. The works identified to provide off-street parking spaces and associated manoeuvring space, 
kerbing works & pedestrian areas as shown on Drawing No.P.1013/05 D and P.1013/09 E 
including the removal of existing gates to the side of the building shall be completed prior to 
the first occupation of the ground floor units for A1 or A2 purposes, or before first occupation 
of the first floor flats (whichever happens first).  The parking shall remain available for the 
lifetime of the development unless alternative arrangements are agreed with the Authority. 

Reason: In the interests of highway safety in line with Policy 13 of the North 
Northamptonshire Core Spatial Strategy. 

5. The ground floor units comprising A1, A2 uses as well as the A1, A2 and ‘Nail Parlour’ uses 
hereby permitted shall only be open to members of the public between the hours of 9am to 
6pm Mondays to Sundays.  

Reason:  In the interests of residential amenity, in accordance with Policy 13 of the North 
Northamptonshire Core Spatial Strategy. 

6. The Diamonds Nails Nail Parlour as shown on drawing number P.1013/05E may be used for 
any purposes falling within Classes A1 or A2 of the Use Classes Order 1987 (as amended) 
or as a nail parlour usage as specified by the agents’ statement ‘Planning use A1, A2 and 
Sui Generis’ dated 21 of July 2014. 

Reason: For the avoidance of doubt and to define the permission. 

7. The units identified as ‘Showroom A1 and A2’ and ‘A1 and A2’ as shown on drawing number 
P.1013/05E may be used for any purposes falling within Classes A1 or A2 of the Use 
Classes Order 1987 (as amended) and may change between the two uses. 

Reason: For the avoidance of doubt and to define the permission. 

8. Representative samples of the facing and roofing materials for the first floor extension and 
details of the stair rails and weather boarding to the landing of the precast concrete staircase 
shall be submitted to and approved in writing by the Local Planning Authority.  Development 
shall only take place in accordance with the approved details. 

Reason: For the avoidance of doubt and in the interests of visual amenity of the area in 
accordance with Policy 13 of the North Northamptonshire Core Spatial Strategy. 

9. Within 3 months of the development hereby granted consent, full Waste Management Plan 
shall be submitted to and approved in writing by the Local Planning Authority.  The plan shall 
identify the number and type of bins to be provided, including details of their siting and any 
necessary enclosures and/or boundary treatment alterations necessary to mitigate the 
effects of development.  Development shall only take place in accordance with the approved 
plan unless revised plan has first been submitted to and approved in writing by the Local 
Planning Authority.  

Reason: In the interests of visual and residential amenity in accordance with Policy 13 of the 
North Northamptonshire Core Spatial Strategy. 

This approval relates to the following approved plans: 
• P.1013/05E – Proposed Ground Floor Plan Site Layout 
• P.1013/06A – Proposed First Floor Plan 
• P.1013/07C – Proposed Elevations 
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• P.1013/08A – Proposed Elevation, Section C-C 
• P.1013/09D – Site Block Plan/Site Location Plan 

Reason:  For the avoidance of doubt and in the interests of proper planning. 
Reasons for Approval:  
The proposal to sub-divide the ground floor commercial unit for use as A1/A2/Nail Parlour 
(Sui Generis) purposes, together with a first floor extension to provide 4.No. studio flats and 
associated works is considered to be an acceptable form of development.  The scheme 
would accord with Policy and subject to the conditions attached to this permission, the 
proposed development would be acceptable in principle and also with regard to its 
appearance, layout and impacts upon highway safety, residential amenity and the operating 
conditions of nearby businesses. 

The proposal is therefore considered to be in accordance with ‘Saved’ Policy P1(E) of the 
adopted Corby Borough Local Plan and with Policies 13 & 14 of the North Northamptonshire 
Core Spatial Strategy. 

Statement of Applicant Involvement 
During the application process discussions took place with the applicant’s agent and 
amended plans were received to address issues relating to the layout, appearance and the 
impact upon residential amenity. 

Officer to contact:  
Dean Wishart 
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