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Development Control Committee 15 September  2015
 
 

 15/00206/COU Change of use from B8 storage to Table Tennis Centre (D2) Unit 
G Marconi Courtyard, Brunel Road, Earlstrees Industrial Estate 
for Corby Smash Table Tennis Academy 

Background 

Marconi Courtyard is a set of small industrial units formed of two terraces located at the 
southern end of Brunel Road. The railway line is located to the East of the site and Pen 
Green is located to the south of the site.  

The application is for unit G which is the end unit on the south side of Marconi Courtyard.  

This application constitutes a departure from the development plan as the application seeks 
consent for a town centre use within an employment site. 

Description 

This application seeks consent to change the use of unit G from B8 storage to a table tennis 
centre (D2) 

Site history 

There is no relevant site history 

Policies 

Policies 11 & 13 of the North Northamptonshire Core Spatial Strategy 

National Planning Policy Framework 

Planning Practice Guidance  

Consultation 

Northamptonshire Highways: Request a traffic management plan is provided to cover 
special events and informatives relating to the new path.  

Environmental Services (Health Protection): no objection or comments  

Planning Policy: please see main report detailed comments provided on the loss of an 
employment site contrary to Policy 11 of the North Northamptonshire Core Spatial Strategy 
and a town centre use being located out of centre. 

Advertisement/Representations 

Neighbour Letters were sent to 1 -13 Rutherford Court and a-m Marconi Courtyard on 27 
May 2015 

Site Notice was posted on 2 June 2015 

Notice was printed in the Evening Telegraph on 2 July 2015 

2 representations were received from the Corby Town Table Tennis Club and Table Tennis 
England supporting the application.  

Report 

This application relates to a building located within the existing employment area of 
Earlstrees Industrial Estate. The proposal is to change the use of the building from B8 
(storage and distribution) to a table tennis centre (D2). 

The primary consideration in respect of the application is the policy implication of the 
development. The employment area within the industrial estate are protected by Policy 11 of 
the North Northamptonshire Core Spatial Strategy which seeks to retain employment land for 
employment purposes to support additional employment within North Northamptonshire. The 
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proposed use is a D2 leisure use which the NPPF seeks to direct towards town centres as 
they are predominantly for visiting members of the public and to increase the vitality of town 
centres.  

The application has been carefully considered by the planning policy department who have 
provided detailed comments on the application and additional comments following the 
applicant providing additional information. 

The proposal will result in the loss of 523sqm of industrial floor space and loss of the 
industrial unit within the well established industrial estate. The current industrial estate 
provides the main supply of employment land within the Borough and the NNCSS indicates 
the need for a cautious approach when it comes to the loss of employment sites unless it can 
be demonstrated that an alternative use would not be detrimental to supply.  

There are no obvious constraints that prevent employment development from coming 
forwards at this location and Earlstrees Industrial Estate. It is however acknowledged that the 
site has been marketed for a period of 18months and the absence of a new occupier taking 
over the unit during this period suggests that the current economic climate is likely to have a 
greater influence on occupation of the units than the availability of space. The Council is able 
to consider a temporary period for the permission which may be appropriate given this 
economic consideration.  

The NPPF seeks to direct leisure development such as the table tennis towards town 
centres. The NPPF states;  

23.   Planning policies should be positive, promote competitive town centre environments 
and set out policies for the management and growth of centres over the plan period. 
In drawing up Local Plans, local planning authorities should: 

 recognise town centres as the heart of their communities and pursue policies to 
support their viability and vitality; 

 define a network and hierarchy of centres that is resilient to anticipated future 
economic changes; 

 define the extent of town centres and primary shopping areas, based on a clear 
definition of primary and secondary frontages in designated centres, and set 
policies that make clear which uses will be permitted in such locations; 

 promote competitive town centres that provide customer choice and a diverse 
retail offer and which reflect the individuality of town centres; 

 retain and enhance existing markets and, where appropriate, re‑introduce or 
create new ones, ensuring that markets remain attractive and competitive; 

 allocate a range of suitable sites to meet the scale and type of retail, leisure, 
commercial, office, tourism, cultural, community and residential development 
needed in town centres. It is important that needs for retail, leisure, office and 
other main town centre uses are met in full and are not compromised by limited 
site availability. Local planning authorities should therefore undertake  an 
assessment of the need to expand town centres to ensure a sufficient supply of 
suitable sites; 

 allocate appropriate edge of centre sites for main town centre uses that are well 
connected to the town centre where suitable and viable town centre sites are not 
available. If sufficient edge of centre sites cannot be identified, set policies for 
meeting the identified needs in other accessible locations that are well connected 
to the town centre;  

 set policies for the consideration of proposals for main town centre uses which 
cannot be accommodated in or adjacent to town centres; 

 recognise that residential development can play an important role in ensuring the 
vitality of centres and set out policies to encourage residential development on 
appropriate sites; and 
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 where town centres are in decline, local planning authorities should plan 
positively for their future to encourage economic activity. 

24.  Local planning authorities should apply a sequential test to planning applications for 
main town centre uses that are not in an existing centre and are not in accordance 
with an up-to-date Local Plan. They should require applications for main town centre 
uses to be located in town centres, then in edge of centre locations and only if 
suitable sites are not available should out of centre sites be considered. When 
considering edge of centre and out of centre proposals, preference should be given 
to accessible sites that are well connected to the town centre. Applicants and local 
planning authorities should demonstrate flexibility on issues such as format and 
scale. 

26. When assessing applications for retail, leisure and office development outside of 
town centres, which are not in accordance with an up-to-date Local Plan, local 
planning authorities should require an impact assessment if the development is over 
a proportionate, locally set floorspace threshold (if there is no locally set threshold, 
the default threshold is 2,500 sq m).This should include assessment of: 

 the impact of the proposal on existing, committed and planned public and private 
investment in a centre or centres in the catchment area of the proposal; and 

 the impact of the proposal on town centre vitality and viability, including local 
consumer choice and trade in the town centre and wider area, up to five years 
from the time the application is made. For major schemes where the full impact 
will not be realised in five years, the impact should also be assessed up to ten 
years from the time the application is made. 

27.  Where an application fails to satisfy the sequential test or is likely to have significant 
adverse impact on one or more of the above factors, it should be refused. 

It is noted that there is not an up-to-date local plan in respect of town centre allocations and 
therefore para 24 applies. There have been limited alternative sites considered by the 
applicant however since their criteria is the internal height of the unit at 4m with an area of 
approximately 500sqm, there are limited current facilities within the town centre which meet 
that criteria. It is considered that there is potential within and adjacent to the town centre for 
larger units and this potential for growth is supported by the cinema’s opening, however it is 
acknowledged the table tennis centre is less viable than a cinema with restaurants and is 
unlikely to be self-supporting.   

It is considered that the grant of a permanent permission would be inappropriate as it would 
not protect the town centre and result in the loss of an employment site but a refusal of 
permission is likely to be difficult to defend in the absence of an up-to-date employment land 
appraisal (required by Policy 11 of the North Northamptonshire Core Spatial Strategy) and 
town centre plan (required by the NPPF) given the marketing of the employment sites and 
the limited current provision in the town centre. 

The provision of additional sports facilities is generally supported and will contribute towards 
the desire for a healthier active population. The site is not the most desirable of sites and 
there is potential for preferable sites to come forwards in the medium terms and additional 
policy work to be undertaken following the North Northamptonshire Core Spatial Strategy 
review. It is therefore recommended that a 5year temporary consent is given with the option 
for this to be reconsidered at that future time whilst not permanently losing the employment 
site or causing harm to the town centre.  

There are no noise or emission issues associated with the proposed change of use and 
given the absence of sensitive neighbouring uses there are no hour restrictions on the site. 
The highways request for a special events traffic management plan is considered to be 
unnecessarily onerous given the sites position in the industrial estate and limited size.  
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The proposed new footway is the only external change to the site proposed which is 
considered to be inappropriate for a temporary use and would result in the loss of the 
secured boundary between Marconi Courtyard ad Rutherford Court and therefore is removed 
by condition.  

Recommendation:  

Approve subject to conditions 

1. The development hereby permitted shall be commenced no later than three years from the 
date of this permission. 

Reason:  To comply with Section 91 (as amended) of the Town and Country Planning Act 
1990. 

2. The building shall only be used as a table tennis centre and for no other purpose in class D2 
(Assembly and Leisure) of the schedule to the Town and Country Planning Use Classes 
Order 1987 (as amended), or any subsequent Order or statutory provision amending, 
revoking or re-enacting that Order.  

Reason:  In order to protect the use and character of the area and alternative D2 uses have 
not been sequential assessed for impact on the town centre in accordance with 
policy 11 of the North Northamptonshire Core Spatial Strategy and the 
requirements of the National Planning Policy Framework. 

3. The use as a table tennis centre hereby permitted shall be discontinued by 15 September 
2020 and the unit shall revert back to its authorised use of B8 (storage and distribution). 

Reason: in order to assess the impact on the employment area and to protect the 
employment area and the town centre in accordance with policy 11 of the North 
Northamptonshire Core Spatial Strategy and the requirements of the National 
Planning Policy Framework acknowledging the current economic situation and the 
current provisions within the town centre.  

4. In the event that the table tennis centre ceases operation for a period of 3 months or longer 
the unit shall revert to its former use of B8 (storage and distribution). 

Reason: In order to protect the use and character of the area and since alternative D2 uses 
have not been sequential assessed for impact on the town centre in accordance 
with policy 11 of the North Northamptonshire Core Spatial Strategy and the 
requirements of the National Planning Policy Framework. 

5. This permission relates to the change of use only and does not grant permission for any 
other works to the building and excludes the provision of the proposed pedestrian pathway to 
serve the site between the rear of the Marconi Courtyard buildings and Rutherford Court. 

Reason: In order to define the permission and in the interests of public safety given the 
absence of surveillance, lighting and control of the proposed pedestrian route  in 
accordance with Policies 11 & 13 of the North Northamptonshire Core Spatial 
Strategy, guidance within the National Planning Policy Framework and the 
Planning Practice Guidance 

Reason for Approval: 

Subject to the conditions above the usage of the site as a table tennis centre is considered to 
be an acceptable specific temporary use given that it has the opportunity to revert back to an 
employment use which means that the longer term impact on the town centre can be 
considered and it will not result in the long term loss of employment land. The application is 
considered to be acceptable in light of the economic climate, the desirability of encouraging 
sports activities within the Borough and the current policy position but not to the extent that a 
permanent permission would be appropriate. This permission is granted in light of Policies 11 
& 13 of the North Northamptonshire Core Spatial Strategy and guidance within the National 
Planning Policy Framework and the Planning Practice Guidance. 
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Statement of Applicant Involvement: 

Discussions with the applicant have lead to the provision of additional information which 
partly addressed concerns relating to loss of the employment site and the town centre use 
being located outside of the town centre.  

Officer to contact:  

Gavin Ferries  
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