
Development Control Committee 2 October 2018 
 

Application for Planning Permission 
 

 18/00274/DPA Conversion of former church hall building into 6 dwellings at 
ABC Nursery, Stuart Road, Corby 

 
1. Site and Surroundings 
1.1 The site is located on Stuart Road in Corby – on the eastern edge of the town centre. It is 

currently occupied by a former chapel building, most recently in use as a children’s nursery. 
The existing structure has a two storey central section that runs north-south, surrounded by 
a larger single storey section on either side. There is a central main access to the front (on to 
Stuart Road) and secondary accesses on both sides. 

1.2 Vehicular access is gained via a shared drive to the west, which runs around the Mosque, 
and from another shared access to the east (linked to the NHS property further to the east). 

1.3 Stuart Road has a very mixed character related to the different uses – there are two storey 
residential terraces, three storey flats, a three storey mosque, two storey offices, a two 
storey ex-working men’s club and a two storey dance studio and gym.  

1.4 The site is within Flood Zone 1a and is not within a Conservation Area. 
2. The Proposal 
2.1 This application seeks permission for a conversion of 6 No. Flats contained within a two 

storey structure, associated parking and access arrangements.   
3. Planning History: 
3.1 Application 16/00522/OUT was submitted for a residential development incorporating 25 

flats, but withdrawn following discussions with CBC. The current proposal, which is smaller 
in scale, is a result of the comments received. 

3.2 Application 17/00305/DPA - Residential development 15 no flats including amenity areas 
and associated parking – ABC Nursery, Stuart road, Corby NN171RL. Refusal – 16th 
January 2018, Members resolved to overturn Officer’s recommendation for the following 
reason: 

- The application fails to ensure a satisfactory means of access and provision for 
parking, servicing and manoeuvring. As such it would be contrary to the 
requirements of Policy 8b of the North Northamptonshire Joint Core Strategy 
(2016) 

4. Policies: 
4.1 The National Planning Policy Framework (2018)     

5. Policies 5, 6, 7, 8, 9, 11, 12, 15, 29, and 30 of the North Northamptonshire Joint Core 
Strategy (Adopted 2016). Consultations 
Internal Consultations: 

5.1 Landlord Services – No Objections. 

5.2 Tree Officer – No Tree related issues.   

5.3 CBC Environmental Health – No objection.  

External Consultations: 

5.4 NCC Highways – Objection. The proposals in their current format are contrary to the 
Highways Standards adopted by NCC for a number of specific reasons as set out below: 

- Insufficient parking levels 
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- Insufficient cycle parking 

- Bin collection point required 

Advertisement/Representation: 

5.5 Site Notice – Attached to lamp post outside of the site on 08.06.2018. 

5.6 Neighbour Notifications were sent to the following –  

• 34, 35, 36, 37, 44 Stuart Road, Corby 
• St Paul’s Lutheran Church, Stuart Road, Corby 
• 9 Lorne Court, Corby 
• 22 Mantlefield Road, Corby 
• 37, 39, 54 Argyll Street, Corby 
• 8, 50, 95 Wheatley Avenue, Corby 
• Central Health Clinic, Stuart Road, Corby 
• DW Solicitors, 262A Wellingborough Road, Northampton 
• CENTRA Neighbourhood Association, 68 Argyll Street, Corby 

5.7 A petition (organised by Corby Muslim Association) with 155 signatures. They are concerned 
at some or all of the issues which are summarised below –  

 

5.8 These subjects are considered in full below. 

6. Officer’s Assessment 
Key Determining Issues: 
Principle of Development 
Loss of Community Facility 
Design and Character 
Residential Amenity 
Highways and Right of Way 
Principle of Development 

6.1 Policy 11 of the JCS requires that Corby, as a Growth Town, provides the focus for housing 
development within the Borough. The application site is a brownfield, previously developed 
site on the edge of Corby Town Centre – and as such is considered to be a sustainable 
location. The consultation responses from key stakeholders, as noted above, suggests that 
the infrastructure and services within Corby are sufficient to cater for the number of dwellings 
proposed (with the imposition of suitable conditions and/or obligations) in general terms. 
Matters relating to the Highways network are covered below. 

6.2 The NPPF (2018) in paragraph 117 is clear that local planning authorities should look 
favourably upon strategic policies and should set out a clear strategy for accommodating 
objectively assessed needs in a way that makes as much use as possible of previously-
developed or ‘brownfield’ land. 

Loss of Community Facility 

6.3 Policy 7 of the JCS relates to development that impacts on community services and facilities. 
It requires that existing facilities (the site currently benefits from a D2 use) should be 
safeguarded unless it can be demonstrated that they are no longer viable; no longer needed; 
and are not needed for any other community use. The applicant has submitted a ‘Community 
Use Statement’ which sets out a number of existing buildings elsewhere within the 

• Impact on Highways • Insufficient parking 
• Impact on Character • Incongruous Design 
• Loss of Community Use • Loss of Privacy 
• Access for emergency vehicles • Loss of light 
• Fire safety • Lack of consultation 
• Odour • Noise 
• Anti Social Behaviour  

043 2 



surrounding area that community groups could utilise. These alternative sites are either in 
use and rentable or currently vacant and advertising for lease/sale. The report also sets out 
the marketing of the site that has taken place since 2005. It is considered that the 
requirements of Policy 7 are met – in that a robust evidence base has been provided to 
demonstrate how the site is no longer viable or required for community use. 

Design and Character 

6.4 A relatively traditional design approach has been taken to the elevations – with facing bricks 
and roof tiles referenced within the submitted application form. The final details on materials 
is something that would need to be conditioned, as Stuart Road currently suffers from a wide 
range of materials. This development should contribute positively by ensuring it matches 
existing structures where possible; thus promoting a more homogenised approach to 
materials. 

6.5 The proposal has been designed to accord with the National Space Standards (2015), and 
each flat does so. The scheme is thus in accordance with the requirements of Policy 30 of 
the JCS in that regard. 

6.6 There is a good degree of active street frontage throughout the scheme, and though parking 
is provided to the rear of the building, the majority of flats are accessed from the front – 
meaning that there will be plenty of active surveillance along Stuart Road. The relatively 
small amount of shared amenity space provided around the south and east of the building 
will soften its impact to a reasonable degree – relative to the site’s position within the built up 
urbanised centre of Corby. 

6.7 As a result of the above it is considered that the proposals would accord with the 
requirements of Policy 8 of the JCS in so far as it has regard to matters of design and 
character. 

Residential Amenity 

6.8 The proposed layout and design of the properties will ensure that no loss of privacy or light 
will occur to existing properties adjacent to the site. Furthermore, the relationship between 
the proposed units is considered to be reasonable, with no overlooking taking place. 

6.9 The design accommodates obscure glazed windows on windows to either side where this 
would ensure against overlooking of neighbouring properties. Those windows would be onto 
bathrooms at ground, first and second floor – and as such it is considered appropriate for 
them to be glazed. Those remaining windows to the sides are positioned so as to avoid any 
loss of privacy in adjoining properties. The windows to the rear and front would look out over 
parking areas and Stuart Road respectively. The nearest adjoining residential property, 
which is No. 35 Stuart Road, would be almost 10m away from the eastern elevation. Taking 
the 45 degree rule as a basis, it is clear that the new building would not result in any loss of 
light in that property. No. 6 Lorne Court, the next nearest adjoining residential property, sits 
almost 14.5m away to the northeast. As such it is considered that no loss of light will occur in 
that property either. 

6.10 As a result of the above, it is considered that the proposals are in accordance with the 
requirements of Policy 8 of the North Northamptonshire Joint Core Strategy (2016).  

Highways and Right of Way  

6.11 The proposal would entail 10 parking spaces accessed from the existing driveway to the side 
of the Mosque and involving exit to the side of the proposed building as per Drawing No. 16-
098-06. Cycle storage would be provided in the space between the new building and the 
mosque, as would secure communal bin storage. A Right of Way exists to the rear of the 
site, and this would be maintained in the new layout. 
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6.12 Northamptonshire County Council are the Highways Authority for the Borough, and as such 
were consulted on this application. Following discussions between Local Planning Authority 
(LPA), NCC and the applicant, the outstanding concerns raised by the Highways Authority 
are set out below:  

- Insufficient parking levels 
- Insufficient cycle parking 
- Bin collection point required 

6.13 With respect to parking levels; the existing lawful use on site is for an open ended non-
residential institution (D1). If fully occupied and used for the purpose, the number of vehicle 
movements associated with the site could far exceed that which has previously been the 
case in relation to the use of part of the site as a children’s nursery, or that of its prior use as 
a church. The site currently benefits from 8 spaces to the rear – which is roughly half of that 
which would be required by the Highways Authority in applying their parking guidance. The 
NCC Parking Standards have not been adopted by the Local Planning Authority, and so 
provide a tool for guidance only. Concerns about how the parking spaces would be reserved 
for residents can be overcome through the imposition of enforceable conditions.  

6.14 The proposal would involve 6 flats and 10 parking spaces – and it is considered that this 
provision is suitable in this location given the availability of public transport services within 
the immediate vicinity, the proximity of the town centre (and associated amenities) the 
proximity of schools and colleges, and the size of the flats proposed (which would seem 
ideal for small families and childless adults). This approach is in line with that set out within 
Paragraph 117 of the NPPF and Policy 8 of the JCS. 

6.15 With respect to cycle storage – though some is proposed, it is considered that more can be 
provided. This information can be, however, secured through a condition. This approach is 
also reasonable in relation to bin storage details and the required Construction Transport 
Management Plan. 

6.16 The driveway to be utilised is an existing driveway that benefits from dropped kerbs at 
entrance and exit onto Stuart Road. It is reasonable, therefore, for the applicant to make use 
of this arrangement. Though the driveway does not conform to the standards NCC have 
adopted – these have not been adopted by the Local Planning Authority, and in any case 
certain circumstances warrant a more site-specific approach to be taken. As discussed 
above, the vehicle movements associated with the existing use are not restrained in any way 
and, as such, could go beyond that which would be associated with this development. In 
these circumstances it is considered reasonable to allow an arrangement that might 
otherwise be considered unacceptable. Conditions will be attached to any approval requiring 
the provision of parking as per proposed drawings, and for these to be retained thereafter.  

6.17 As a result of the above, and notwithstanding the concerns expressed by Northamptonshire 
Highways, it is considered that the proposals are in broad accordance with the requirements 
of the National Planning Policy Framework (2018) and Policies 8 and 15 of the North 
Northamptonshire Joint Core Strategy with respect to its relationship with the highway 
network. 

7. Conclusion  
7.1 It is considered that the proposal makes efficient use of previously developed land and 

makes a positive contribution to the uplift of the character of the local area.   

7.2 The proposal is in line with Local and National Policy on the provision of housing.  

8. Recommendation: Approve subject to the following conditions 
1.  Full planning permission  
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.  
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2.  List of Approved Plans and Drawings  
The development shall conform in all aspects with the plans and details shown in the 
application as listed below, unless variations are agreed by the Local Planning Authority in 
order to discharge other conditions attached to this decision:  

18 0206 102 d.pdf    Proposed plans 

18 0206 101a.pdf    Existing plans    

18 0206 110.pdf    Bin store details 

18 0206 111.pdf    Cycle store details 

18 0206 102g.pdf Floor plans, sections and elevation.  

Reason: For the avoidance of doubt and to ensure a suitable form of development in 
accordance with Policy 8 of the North Northamptonshire Joint Core Strategy. 

3.  Site Specific Construction Environmental Management Plan  
No development shall take place until a site specific Construction Environmental 
Management Plan has been submitted to and been approved in writing by the Council. The 
plan must demonstrate the adoption and use of the best practicable means to reduce the 
effects of noise, vibration, dust and site lighting. The plan should include, but not be limited 
to:  

i. Procedures for maintaining good public relations including complaint management, 
public consultation and liaison; 

ii. Arrangements for liaison with the Council’s Pollution Control Team; 
iii. All works and ancillary operations which are audible at the site boundary, or at such 

other place as may be agreed with the Local Planning Authority, shall be carried out 
only between the following hours:  
a. 08 00 Hours and 18 00 Hours on Mondays to Fridays and 08 00 and 13 00 

Hours on Saturdays and; at no time on Sundays and Bank Holidays.  
iv. Deliveries to and removal of plant, equipment, machinery and waste from the site 

must only take place within the permitted hours detailed above; 
v. Mitigation measures as defined in BS 5528: Parts 1 and 2 : 2009 Noise and 

Vibration Control on Construction and Open Sites shall be used to minimise noise 
disturbance from construction works; 

vi. Procedures for emergency deviation of the agreed working hours.  
vii. CBC encourages all contractors to be ‘Considerate Contractors’ when working in 

the borough by being aware of the needs of neighbours and the environment. 
viii. Control measures for dust and other air-borne pollutants. This must also take into 

account the need to protect any local resident who may have a particular 
susceptibility to air-borne pollutants.  

ix. Measures for controlling the use of site lighting whether required for safe working or 
for security purposes.  

Reason: In the interests of the amenities of surrounding occupiers during the construction of 
the development accordance with Policies 8 and 15 of the North 
Northamptonshire Joint Core Strategy. 

4.  Parking arrangements 
Prior to first use or occupation of the development hereby permitted, arrangements for the 
reservation of parking bays for residents shall first have been submitted to and approved in 
writing by the local planning authority. The approved details shall be implemented in full and 
retained thereafter prior to the first use or occupation of the development hereby approved. 

Reason: To ensure the development has a suitable relationship with the highway network in 
accordance with Policies 8 and 15 of the North Northamptonshire Joint Core 
Strategy. 
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5.  Parking and Turning 
Prior to first use or occupation, the proposed vehicular access, parking and turning facilities 
shall be provided in accordance with the approved plans and shall thereafter be set aside 
and retained for those purposes. 

Reason: To ensure the development has a suitable relationship with the highway network in 
accordance with Policies 8 and 15 of the North Northamptonshire Joint Core 
Strategy. 

6.  Submission and Approval of Landscaping Scheme  
No building or use herby permitted shall be occupied or the use commenced until there has 
been submitted to and approved in writing by the Local Planning Authority a scheme of hard 
and soft landscaping, which shall include indications of all existing trees and hedgerows on 
the land, and details of any to be retained, together with measures for protection, in the 
course of development. The approved scheme shall be implemented so that planting is 
carried out no later than the first planting season following the occupation of the building(s) 
or the completion of the development whichever is the sooner. All planted materials shall be 
maintained for five years and any trees or plants removed, dying, being damaged or 
becoming diseased within that period shall be replaced in the next planting season with 
others of similar size and species to those originally required to be planted unless the council 
gives written consent to any variation.  

Reason: To protect and enhance the character of the site and the area, and to ensure its 
appearance is satisfactory in accordance with Policies 3 and 8 of the North 
Northamptonshire Joint Core Strategy. 

7.  Submission of samples before specified elements started 
Samples of the materials to be used in the construction of the dwellings, boundary 
walls/fences and hard surfaced areas shall be submitted to and be approved in writing by the 
Local Planning Authority before the relevant parts of the work are commenced. The 
development shall be completed in accordance with the approved samples before the 
building is occupied.  

Reason: In order that the external appearance of the building is satisfactory and its 
relationship with the Conservation Areas appropriate, in accordance with Policy 8 
of the North Northamptonshire Joint Core Strategy. 

8.  Cycle and Bin Storage 
Prior to the first occupation of the development hereby permitted details of the proposed 
enclosed secure bicycle parking and bin storage for each dwelling shall be submitted to and 
approved in writing by the local Planning Authority and the scheme approved shall be 
provided and be retained thereafter. 

Reason: To ensure the provision and availability of adequate cycle parking in accordance 
with policy 8 of the North Northamptonshire Joint Core Strategy. 

9.  Construction Transport Management Plan  
No development shall take place including any works of demolition until a construction 
management plan or construction method statement has been submitted to and been 
approved in writing by the Local Planning Authority. The approved plan/statement shall be 
adhered to throughout the construction period. The statement shall provide for:  

• Parking of vehicle of site operatives and visitors  
• routes for construction traffic  
• hours of operation  
• method of prevention of mud being carried onto highway  
• pedestrian and cyclist protection  
• proposed temporary traffic restrictions  
• arrangements for turning vehicles  
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Reason: In the interests of safe operation of the highway in the lead into development both 
during the demolition and construction phase of the development accordance with 
Policies 8 and 15 of the North Northamptonshire Joint Core Strategy. 

9. Human Rights Act 1998 
Officers have considered the Human Rights Act 1998 in reaching a recommendation to grant 
planning permission, subject to conditions. Officers have considered the potential 
interference with the rights of the owners/occupiers of surrounding properties under Article 
8/or Article 1 of the First Protocol of the Act and consider that it is appropriate.  

Officers have also considered the interference with the human rights of the applicant under 
Article 8/and or Article 1 of the First Protocol caused by imposing conditions. Officers 
consider that the conditions are necessary to protect the rights and freedoms of others and 
to control the use of the property in accordance with the general interest. The interferences 
are therefore justifiable and proportional.  

10. Section 17 of the Crime and Disorder Act 1998 
Officers have considered, with due regard, the likely effect of the proposal on the need to 
reduce crime and disorder as part of the determination of this application, in accordance with 
Section 17 of the Crime and Disorder Act 1998. In reaching a recommendation to grant 
planning permission. 

11. Background Papers  
Design and Access Statement  

Officer to Contact: 
Jonathan Pavey-Smith 
Tel No: 01536 464155 
Email: jonathan.paveysmith@corby.gov.uk 
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