
Open Decision Item 
 

180 1 

Development Control Committee 8th April 2014
 

 13/00363/DPA Demolition, Redevelopment and Part Refurbishment to 
Provide a Cinema, Five Retail/Restaurant Units (Within Use 
Classes A1 And A3), New Access and Public Realm 
Improvements at Market Walk Level, Together with a Gym, 
Cycle Parking, Retail, Car Repairs and Mot Centre, Surface 
Level Car Parking, Landscaping and Access at Ground Level 
– Market Walk and Adjoining Land Elizabeth Street, Corby, 
Northamptonshire 

Background 
The application site comprises of 2.94 hectares of predominantly brownfield land. The site is 
bounded by Elizabeth Street to the east, Anne Street to the south and the existing buildings 
of the Willow Place and Corby town centre to the north and west. 

The eastern most part of the site was formerly occupied by Crown House with its surface 
level car parking which was demolished late last year. Further demolition is currently taking 
place on Market Walk with the final phase of demolition including the multi-storey car park. 

The south-eastern part of the application site, to the north of Anne Street comprises a large 
area of hardstanding and scrubland. The area to the north and west pre-dominantly 
comprises retail and services associated with the shopping centre.  

A number of residential properties are located in close proximity to the development within 
the town centre and on the edge of the town centre. These include flats to the west of the site 
in Chandos House, flats and houses on Elizabeth Street to the west and houses on 
Constable Road to the south.  

Work was undertaken at pre-application stage by the applicant including meeting with the 
Local Planning Authority (LPA) and holding public consultation events on design approaches. 
Prior to submitting the formal application a review was undertaken by OPUN (Architecture 
and Design Centre for the East Midlands). This has resulted in revisions to the scheme. 

Description 
This is a detailed application for the demolition, redevelopment and part refurbishment to 
provide a cinema, five retail/restaurant units (within Use Classes A1 and A3), new access 
and public realm improvements at Market Walk level, together with a gym, cycle parking, 
retail, car repairs and MOT centre, surface level car parking, landscaping and access at 
ground level. 

The development comprises of an 8 screen cinema and restaurants, both new and 
refurbished, at Market Walk/Willow Place level; a gym, replacement accommodation for the 
autoworks and new 515 space surface car park at ground level, and new car access 
arrangements; lift and stair access connecting the two levels; new landscaping and public 
realm at both levels; the removal of obsolete structures and recladding of existing retained 
structures, including opening frontages up for future uses; and revisions to the exit 
arrangements from the service areas. 

Relevant Site History 
CO/98/C192 – Demolition of existing shops, offices, residential, library, bus station and car 
park and erection of covered shopping centre and facilities at George Street, Westcott Way 
and Anne Street – Application Permitted 23rd December 1999 
04/00505/REM – Redevelopment of existing shopping centre, including demolition, new 
building works, extension and alterations at Anne Street – Application Permitted 29th April 
2005 
07/00140/DPA - Amendment to previously approved retail scheme 04/00505/REM 
incorporating changes to units 9b, 10a and 10b - Application Permitted 8th June 2007 
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08/00179/OUT - Demolition of, and alterations to existing buildings and redevelopment within 
Corby town centre for a comprehensive mixed-use scheme comprising Use Classes A1, A2, 
A3. A4 and/or A5 (shops, financial and professional services, food and drink establishments, 
B1 (offices), C3 (dwellinghouses), D1 and/or D2 (non-residential institutions, assembly and 
leisure), Sui Generis (energy centre) and car parking facilities. Improvements to, and 
development of new public realm, and landscaping and alterations to the surrounding 
highway network, including new vehicular access points and provision of new public 
transport and taxi waiting facilities. Closure of Everest Lane and Anne Street. Land within the 
town centre, bounded by Westcott Way, Elizabeth Street, Spencer Court and Corporation 
Street – Application Permitted at Committee 9th December 2008 subject to a S106 
Agreement – No Decision Issued 
13/00295/PADEM - Application for prior notification of proposed demolition of Crown House   
13/00381/PADEM - Application for prior notification of proposed demolition of 11-28 Market 
Walk 

Policies 
National Planning Policy Framework 
Planning Practice Guidance 
Policies 1, 3, 4, 8, 9 12, 13 and 14 of the North Northamptonshire Core Spatial Strategy 
‘Saved’ Policies P9(T), P4(S), P5(S), P7(S), P9(S), P1(E) and P2(E) of the Corby Borough 
Local Plan 
Consultation 
Environmental Quality 

Construction work will not be undertaken except between the hours of 0830-1830 Monday to 
Friday, 0830-1500 Saturday and no work on Sunday or Bank Holidays.  

Lighting on the site shall not be emitted outside of the construction boundary and will be 
directed away from residential properties opposite. 

Neighbourhood Pride 

Community Safety would request that additional CCTV provision is identified within the 
application to enhance/ensure the safety of all users of this area, this should be done in 
partnership with the Police Crime Prevention/Safer by Design officer currently Richard 
Wilson. Particularly when the facilities will be an addition to Corby’s expanding night time 
economy. It would be beneficial if at all possible for their to be an opportunity to link the 
current Helical Bar CCTV system to the Borough control room to enable live image relay to 
the Police Force control room, at present the Helical Bar system is a stand alone entity that 
does not allow this function and I am aware that the Police see this as detrimental to their 
capability at present. 

Particular areas of interest (requiring CCTV coverage) would be the cycle parking/car 
parking, public realm thorough fares and restaurant/night time economy areas. 

Should this not be achievable it may well be that we would look to pursue cameras that 
would be linked to ours and not HB’s system although the above would be preferred and 
more cost effective to the developer. However any link to our system would still require the 
HB control room to be manned 24/7 which I understand it is at present if this is not the case 
then we could enable control of the HB system when unmanned but this would require a 
more comprehensive system interface. 

It should be noted that several CCTV cameras were included on the planning 
application/conditions proposed for the other proposed development of a cinema and 
restaurant complex and a similar level of coverage/capability should be sought from a 
consistency basis. 

Local Plans 

Land Use 

The NPPF promotes competitive town centres that provide customer choice and a diverse 
retail offer. 
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The adopted North Northamptonshire Core Spatial Strategy promotes Corby as a growth 
town. Policy 1 reinforces this by stating that development will be directed principally to the 
growth towns and emphasis will be placed on regeneration of the town centres through new 
mixed use development. 

Policy 11 of the NNCSS safeguards existing employment areas unless is can be 
demonstrated that an alternative use would not be detrimental to the overall supply and 
quality of employment land within the district. The application proposes a loss of B1(a) and 
B8 although it is recognised that these areas have been vacant for some time and the 
proposed development would provide alternative jobs in retail and leisure. 

Policy 12 of the NNCSS promotes a minimum of 15,500m2 additional comparison shopping 
floorspace in Corby up to 2021, and this application would contribute towards that figure.  

The supporting text to policy 12 requires proposals of 1000m2 or more, gross floor area of 
retail development to include an assessment of impacts on adjacent town centres. However, 
this is not considered necessary for this application as the site already has a commitment for 
mixed use regeneration, including retail development that exceeds the current proposals. 

The supporting text of policy 12 also raises the issue of the lack of choice for food and drink 
in Corby as well as promoting a need for up to 13 additional cinema screens across the area 
by 2021 within or close to a town centre. This application supports this ambition. 

Saved Local Plan policy P9(S) encourages the provision of entertainment and leisure uses 
including restaurants and public houses with provision for a cinema in the vicinity. 

The Council began preparing a Site Specific Proposals Development Plan Document 
alongside a Corby Town Centre Area Action Plan however work was halted on these in 2009 
and 2006 respectively. These documents supported expanding the town centre on the site in 
the planning application. The Town Centre Masterplan drawn up by EDAW formed a 
background document to these Development Plan Documents and set out a number of 
overarching principles in addition to design guidance for the town centre. 

Design Principles 

The Town Centre Masterplan contains principles that could improve the scheme including a 
landmark building at the Southern Gateway, active frontages along Westcott Way and 
overcoming the ground level change by creating a form of a minimum of 6 storeys. It also 
criticised large swathes of surface car parking, something that is a major element of the 
proposed scheme. 

The adopted NNCSS policy 13 requires development to be of high design and respect and 
enhance the character of its surroundings. The NPPF makes reference to the importance of 
good design in decision making in paragraph 58, and paragraph 64 states that permission 
should be refused for development of poor design that fails to take the opportunities available 
for improving the character and quality of an areas and the way is functions. 

North Northamptonshire Joint Planning Unit Design Action 

Summary 

This scheme has many obvious strengths, and bespoke, distinctive design elements, which 
aim to address the challenges of this complex development site.  There remain two areas of 
the design which warrant further clarification/consideration in my view however, and these 
can be summarised as: 

• The pedestrian environment along the route around the northern elevation at Market 
Walk 

• Pedestrian routes through the surface parking area, and associated landscaping. 

The text below incorporates suggestions of how these two matters might be addressed. 

Character (CSS policies 5, 13 and 16) 
The proposed cinema building has been designed as a distinctive landmark building, which 
takes cues from other areas of Corby town centre.  It would act as a key focal end to Market 
Walk, and has the potential to draw greater activity to this area of the town centre. 
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The application proposes a significant area of surface car parking between the proposed 
cinema and Westcotte Way.  The concepts for the design of this area are broadly welcome in 
principle, though the translation of these concepts is questioned in some areas.  For 
example, further detail is sought on how key pedestrian routes would be treated across this 
space, in terms of planting, surface materials and lighting (see ‘legibility’ and ‘ease of 
movement’ below).  The landscaping of this area is considered a key element of determining 
the character of this development proposal. 

Continuity and enclosure (CSS policy 13) 

The proposal would enhance the continuity of built form and the sense of enclosure along 
Market Walk, and the cinema entrance would terminate the view along Market Walk.  One of 
the challenges of this scheme is that the cinema building would be highly visible from 
different directions, and effectively therefore has’ four fronts’.  The glazed elements proposed 
at the lower level underneath the cinema building are welcomed to provide a potential sense 
of activity and surveillance of the car parking area.  The MOT centre in unit 9 (under part of 
the cinema) would assist in creating a sense of activity during the day, as would the 
proposed gym in unit 9.   

Some reservations about the quality of the environment, and perceptions of safety travelling 
around the northern side of the cinema building at Market Walk level have been previously 
expressed pre-application.  Whilst it is noted that the north-eastern access tower is proposed 
so that it could provide some natural surveillance along the northern edge, it is considered 
questionable how beneficial this might be at some points of the day. Ideally the northern 
elevation of the cinema building would incorporate further glazed areas to create a greater 
sense of activity and surveillance on this pedestrian route, and/or the creation of a larger 
space in front of the cinema building could be explored (e.g. rounding or chamfering the 
corner of the cinema building) to create longer sight lines from Market Walk. 

The large area of surface car parking proposed would wrap around the south and east 
elevations of the cinema building.  Built features and uses noted above would assist in 
animating and enclosing this space in part.  The structural landscaping however will need to 
play a significant role in creating a sense of enclosure here too. 

The edges of the surface car park would be defined by stepped bed planters with box hedge 
and pampas grass (p34 of the DAS), and tree planting is proposed to define some areas of 
the car park.  These are welcome features, albeit that further consideration of the overall 
public realm in the surface parking is recommended, particularly in terms of highlighting key 
pedestrian and cycle routes. 

Quality of the public realm (CSS policies 13 and 16) 

It is clear that significant attention has been paid to the area of Market Walk affected by 
these proposals and the approach to the proposed cinema.   The quality of the public realm 
would be enhanced by the sense of enclosure and overlooking from the new (predominantly 
glass fronted) units proposed.  I have not found specification of the materials proposed in the 
public realm however. 

As noted above, I still have some reservations about the experience of the pedestrian route 
around the northern side of the cinema building toward the access tower.  Some suggestions 
have been identified above, aimed at improving the pedestrian experience of this space. 

The quality of the surface car parking area, and the associated landscaping were discussed 
pre-application, and highlighted further by the OPUN design review in October. The 
application demonstrates that much of the pre-application advice has been taken, with 
parking now set away from the cinema building, to create an enhanced setting for the built 
form.  The raised beds around the edge of the surface parking area are also welcome 
details. 

The ‘room and avenue’ landscape concept set out on page 34 of the DAS, is welcome in 
principle.  The translation of this concept onto the plan however is queried.   In particular, I 
remain to be convinced that key pedestrian and cycle routes across the space are sufficiently 
well defined.   
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I have not found specification of the surface materials proposed for the surface car parking.  
Some variation (even if just in colour) would be welcome within the parking area, to further 
break it down visually. 

Ease of movement (CSS policies 3, 4, 9, 13, 16) 

The application site is particularly challenging as a result of the differences in level that need 
to be overcome.  The scheme proposes two access towers on the outside of the cinema 
building to facilitate movement (stair and lift) between the lower surface car park level, and 
Market Walk, as outlined above.  These would be open and independent of the cinema 
operation, it is understood.  Their glazed design is intended to enable them to be lit and 
therefore easy to navigate toward, as well as creating a sense of surveillance both inside and 
out.  

The proposed surface car park incorporates a principal pedestrian route north-south toward 
Anne Street, in addition to identified routes around the building to and from the access 
towers, and east toward Elizabeth Street.  The information available does not sufficiently 
identify how the key routes would be distinguished from others in my view, and further detail 
and clarification is sought on this point.  This also relates to the translation of the overall 
landscaping concepts for the surface car park area in particular. 

Legibility (CSS policy 13) 

As noted above, the proposed cinema building would in itself act as a new landmark, and 
could assist in drawing greater pedestrian activity to this end of Market Walk.  The entrance 
to the cinema building has been located so that it is highly visible along Market Walk. 

The access towers which would negotiate the level differences would perhaps be less 
obvious from Market Walk, although it is acknowledged that the chamfered corner of unit 4 
would suggest that there is further activity to the south (the south-western stair and lift).  The 
route around the north of the cinema to the north-eastern access tower has been identified 
as an area of concern above. 

The prominent locations (viewed from the other directions) and ability to emit light would 
however, make the towers highly visible from the south and east, from the car park and 
beyond. 

As above, the identification of key routes within the public realm is considered to warrant 
further clarification. 

Adaptability (CSS policies 13, 14) 

The application scheme would make use of part of an existing structure on site. 

There could be some long term potential to wrap the car parking, and incorporate further 
town centre development, although this is undefined. 

Diversity (CSS policies 12, 13, 15, 16) 

As previously identified, the application proposes a mix of uses and unit types, aimed at 
increasing footfall in this underutilised area of Corby town centre. 

Anglian Water 

Anglian Water would recommend the following planning condition if the Local Planning 
Authority is mindful to grant planning approval: 

• No drainage works shall commence until a surface water management strategy has 
been submitted to and approved in writing by the Local Planning Authority. No hard-
standing areas to be constructed until the works have been carried out in accordance 
with the surface water strategy so approved unless otherwise agreed in writing by the 
Local Planning Authority. 

Reason: To prevent environmental and amenity problems arising from flooding. 

Crime Prevention Design Advisor 

Further to our initial response. Please accept the recommendations and comments below 
which are provided on behalf of Northamptonshire Police. 
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Northamptonshire Police are supportive of the changes proposed to the planning application 
and provide the following, which if implemented will help to reduce the likelihood of crime and 
disorder, including anti-social behaviour occurring. 

We are appreciative of the support provided by the applicant and Corby Borough Council in 
implementing our recommendations and are confident that the changes proposed will help to 
provide a safer and more sustainable development that reflects the efforts already evident in 
Corby town centre. 

In support of the changes we have a some further comments to make regarding CCTV and 
ANPR provision. 

The CCTV layout plan indicates the location of CCTV cameras which is acceptable, our only 
slight area of concern is in regard to the CCTV coverage and ANPR provision at the point of 
vehicle entry and exit.  In practice it is not always possible for roaming PTZ cameras to 
capture facial quality recognition images at the vehicle point of entry - mainly due to their 
height above ground level - for that reason we recommend that fixed cameras are used at 
this location located at a height that will provided images of people sat inside vehicles. 

In so far as is practicable we recommend the use of dome style cameras for as these give no 
indication of the field of view to a potential offender.  There are however occasions when it is 
desirable for an offender to know when they are likely to be seen, such as at the vehicle point 
of entry where conventional PTZ cameras should be used. 

We also applaud the intention to comply with Secured by Design  and ParkMark for which we 
encourage early applications. 

Highway Authority 

We have reviewed the various models put forward by the applicant and can confirm that the 
junction modelling undertaken indicates that there is a nil detriment solution which is 
appropriate for the impact of the proposed development.  

In addition the parking issue has been addressed and therefore I am reasonably content that 
these elements are suitable for use in the TA and as such it is now acceptable to the Local 
Highway Authority. 

Please see the email trail below as to how these issues have been addressed by the 
applicants from which the following paragraph is pertinent:  

“Our Clients have confirmed that they are prepared to discuss a contribution equivalent to the 
cost of the proposed improvement shown on attached drawing IT1321/SK/04 on the basis 
that the contribution would be used to part fund a wider strategic improvement”. 

I trust this permits your deliberations to proceed on the basis that Northamptonshire 
Highways is satisfied that the application has been adjusted to meet our requirements in 
terms of traffic impacts. 

Rutland County Council 
No comments to make on this particular proposal. 
Kettering Borough Council 
No objection. 
East Northamptonshire Council 
No objection to the proposals in principle. 
Environment Agency 

The proposed development will be acceptable if the planning conditions outlined below are 
included on any planning approval 

Condition 1 – No development shall take place until a surface water drainage scheme for the 
site, based on sustainable drainage principles, has been submitted to and approved in 
writing by the Local Planning Authority. The scheme shall subsequently be implemented in 
accordance with the approved details before the development is completed. The scheme 
shall as a minimum: 

• Demonstrate that the hierarchy of drainage has been followed. 
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• Detailed surface water design drawings including supporting calculations. 
• Consideration of overland flood flows. Overland flood water should be routed away 

from vulnerable areas. For acceptable depths and rates of flow, please refer to 
Environment Agency and Defra document FD2320/TR2 “Flood Risk Assessment 
Guidance for New Development Phase 2”. 

• Details of how the scheme shall be maintained and managed after completion. 

Reason: To prevent the increased risk of flooding, both on and off site in accordance with 
the NPPF and Policy 13 of the North Northamptonshire Core Spatial Strategy. 

Condition 2 – No building works which comprise the erection of a building required to be 
served by water services shall be undertaken in connection with any phase of development 
hereby permitted until full details of a scheme including phasing, for the provision of mains 
foul sewage infrastructure on and off site has been submitted to and approved in writing by 
the Local Planning Authority. No building shall be occupied until the works have been carried 
out in accordance with the approved scheme. 

Reason: To prevent flooding, pollution and detriment to public amenity through provision of 
suitable water infrastructure in accordance with Policy 13 of the North Northamptonshire 
Core Spatial Strategy. 

Informative – In order to satisfy above Condition 2, an adequate scheme would need to be 
submitted demonstrating that there is (or will be prior to occupation) sufficient infrastructure 
capacity existing for the connection, conveyance, treatment and disposal of quantity and 
quality of water within the proposed phasing of development.  

ADVERTISEMENT/REPRESENTATIONS 
1. Site Notice – Site notices were posted on a lamp posts around the site on 6th 

December 2013 
2. Public Notice (ET) – Notice was advertised in the Evening Telegraph on 12th 

December 2013 
3. Neighbour Notification –  
• 51, 53, 55, 57, 59, 61, 63, 65, 67, 69, 71, 73, 75, 77, 79, 81, 83, 85, 87, 89, 91, 93, 

95, 97, 99, 101, 103, 105 Constable Road 
• 1, 3, 5, 7, 9, 11, 13, 15, 17, 19, 21, 23 Hamilton House, Elizabeth Street 
• 2, 4, 6, 8, 10, 12, 14, 16, 18, 20, 22, 24 Cromarty House, Elizabeth Street 
• Stuart House, Stuart Road 
• 73, 75, 77, 79, 81, 83, 85, 87, 89, 91, 93, 95, 97, 99, 101, 103, 105, 107, 109, 111, 

113, 115, 117, 119, 123, 125, 127, 150, 152, 154, 156 Elizabeth Street 
• United Reformed Church, Elizabeth Street 
• 1, 2, 3, 4, 5, 6, 7, 8, 9, 10, 11, 12, 13, 14, 15, 16, 17, 18, 19, 20, 21, 22, 23, 24, 25 

Chandos House, Queens Square 
4. Summary of Representations – 2 letters of objection have been received from 

Mulberry Developments and 1 letter of objection from Gondola Group with the 
following comments summarised: 

• The proposals for a new Cinema are prejudicial to my client’s longstanding 
commitment to Corby and are considered to be detrimental to the core regeneration 
objectives of the town centre. 

• The proposed development is piecemeal, being brought forward in isolation on an 
important gateway site without considering its impact upon the viability of the wider 
town centre. Such an approach to planning is prejudicial to the regeneration of the 
Town Centre. 

• The proposed development does not propose a strategy for car parking, prime 
frontages, and links to address pedestrian thoroughfares or any context to judge if 
and how the proposals will assist in the wider retail-led regeneration of the town 
centre. The proposals are contrary to the Masterplan for the town centre. In particular 
the provision of a considerable area of surface car parking within an area identified as 
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an important ‘Gateway to Corby’ within the Applicant’s own submission is considered 
to represent a significant and critical design failing.  

• The Applicant has failed to provide any evidence which takes into account the 
commitment to deliver the 6 screen cinema in the Leisure Quarter as is proposed by 
our Clients. Furthermore the application has not assessed the ability of Corby to 
viably accommodate two cinemas. 

• The Market Place redevelopment would propose a further 8 screen Vue cinema, with 
1,058 seats (an average of 132 per screen) which would increase cinema capacity in 
Corby to 14 screens and 1,953 seat when added to our Clients scheme. The 
presence of 14 screens to serve the same catchment would result in much lower 
occupancy levels, reduced from about 280 per seat to around 130 per seat. This 
much lower occupancy highlights the problems of over-capacity that would result; 
raising strong doubts about the viability of the two schemes together. 

• In light of my Clients commitment to the regeneration of the leisure quarter and the 
fact that only one cinema scheme may function viably within the town, it is firmly 
recommended that Corby Borough Council refuse planning permission for the 
alternative scheme at Market Walk which is prejudicial to the planned strategy for 
retail-led regeneration of the town centre and harmful to the symbiotic relationship 
with the leisure quarter. 

• Pizza Express are unable to commit to Corby until there is a clear indication that there 
will be only be one single leisure complex in the town centre. It is essential to 
commercial viability that a town of this size has only one leisure core close to the 
shopping area and the centre of town. The close proximity of this site to the theatre 
and swimming pool has achieved this.  

Report 
Policy Considerations 

Sustainable mixed-use development, particularly through the regeneration of brownfield land 
in town centres, is a key national and local objective. Below are key policies in relation to the 
proposal: 

National Planning Policy 

At the heart of the National Planning Policy Framework (NPPF) is the presumption in favour 
of sustainable development. The NPPF states that LPA’s should approve development 
proposals that accord with the development plan without delay and in the absence of the 
development plan or when policies are out-of-date, granting permission unless adverse 
impacts of doing so would significantly and demonstrably outweigh the benefits.   

The NPPF sets out core planning principles that should underpin both plan-making and 
decision-taking at paragraph 17. Paragraph 23 of the NPPF looks at ensuring the viability of 
town centres. This paragraph states amongst other points that in drawing up Local Plans, 
LPA’s should: 

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

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

• 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. 

Paragraph 58 of the NPPF in regards to design states that planning policies and decisions 
should aim to ensure that developments: 

• Will function well and add to the overall quality of the area, not just for the short term 
but over the lifetime of the development; 
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• Establish a strong sense of place, using streetscapes and buildings to create 
attractive and comfortable places to live, work and visit; 

• Optimise the potential of the site to accommodate development, create and sustain 
an appropriate mix of uses (including incorporation of green and other public space 
as part of developments) and support local facilities and transport networks; 

• Respond to local character and history, and reflect the identity of local surroundings 
and materials, while not preventing or discouraging appropriate innovation; 

• Create safe and accessible environments where crime and disorder, and the fear of 
crime, do not undermine quality of life or community cohesion; 

• Are visually attractive as a result of good architecture and appropriate landscaping. 

Local Development Plan 

The North Northamptonshire Core Spatial Strategy which was adopted in June 2008 plays 
an important role in facilitating the regeneration of Corby, a fundamental component 
of the adopted Core Spatial Strategy is reflected in the following Vision and 
Objectives: 

• Create a sustainable urban-focused development framework based on maintaining 
distinctive and separate settlements and on optimising the use of the existing 
structure of a north-south urban core with a spine of rural service centres in the east. 
Ensure the scale and location of growth is shaped by the role and character of 
settlements in this network, supporting greater self-sufficiency for the area as a 
whole. 

• Ensure that services and facilities, including cultural provision, are located in town 
centres and other areas of focus in North Northamptonshire, and that opportunities to 
maximise and enhance the provision of leisure, retail and cultural facilities are taken, 
making these places more self-sufficient and real hearts for their communities. 

• Ensure the regeneration of Corby and the other areas of North Northamptonshire that 
need it, through maximising the use of brownfield land for new development, 
providing the necessary supporting infrastructure and inspiring community confidence 
in the need for positive change. To build on the distinctive features and assets of 
each settlement to support and facilitate this, including the promotion of art in the 
public realm. 

Relevant Policies within the Core Spatial Strategy state: 
• The emphasis will be on the regeneration of the town centres, through environmental 

improvements and new mixed use developments, incorporating cultural activities and 
tourism facilities, in order to provide jobs and services, deliver economic prosperity 
and support self sufficiency. 

• Priority will be given to the reuse of suitable previously developed land and buildings 
within the urban areas, followed by other suitable land in urban areas. 

• Corby town centre will be strengthened and regenerated as the focus of sustainable 
communities in North Northamptonshire. 

There are still a number of policies which are ‘Saved’ in the adopted Corby Borough Local 
Plan that area relevant to this planning submission. These emphasise the importance of the 
town centre providing for a range of uses. 

An objection has been received to the scheme which considers that this proposal is 
prejudicial to the planned strategy for retail-led regeneration of the town centre. The Local 
Plans department have considered this application and have not raised any objections to the 
scheme. Further to this is must be recognised that although detailed town centre policies 
were promoted in an Area Action Plan and a Site Specific Document neither of these were 
pursued to adoption. The Council therefore have no detailed development plan documents 
when it comes to the town centre. It is recognised that Policy 12 of the Core Spatial Strategy 
seeks a minimum net increase in comparison shopping floor space of 15,500 square metres 
for Corby however again this requires development plan documents to make this provision. 
Without detailed development plan documents the policies do not prohibit this site being 
developed for the proposal being promoted under this application.   
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It must be recognised in tandem to the above that the applicant has recognised the Councils 
aspirations under the Corby Town Centre Masterplan by EDAW, Town Centre Area Action 
Plan and Site Specific Document to develop this site for retail-led development. The 
applicant has argued that there is a lack of both retailer and investor interest in delivering the 
scale of development as proposed in this dated policy. It is has also suggested that the 
Phase 2 regeneration scheme (Evolution Corby) proposed by Land Securities at the time 
which closely followed the concepts within the town centre masterplan was not pursued 
because there was no future demand for such a retail-led scheme. The applicant has also 
referred to substantial vacant retail space already within the town centre and that there are 
other parts of the town centre which could be regenerated should there be the need to 
provide additional retail floor space in the future. In light of this the applicant believes this 
scheme will help regenerate a part of the town centre which has no environmental value. 

Other points raised in terms of objections reference the fact that if this proposal will prejudice 
the viability and vitality of the regeneration of the town centre and will have a direct impact on 
the ability of either scheme to secure quality nationally based restaurant brands. This 
objection is in reference to the proposal to deliver a Cinema scheme on Parkland Gateway at 
the opposite side of the town centre. In determining planning applications it must be 
recognised that each application has to be considered on its planning merits. On this basis it 
is considered that this scheme is not contrary to the policies mentioned above. Both the 
Parkland Gateway and this Vue cinema scheme are considered to be equally acceptable in 
planning terms. They would both improve the viability and vitality of the town centre. From a 
regeneration perspective both schemes are acceptable however, it is recognised that it is 
unlikely that two schemes of this nature will be delivered in the town centre and this will be 
left to the commercial sector to decide which scheme goes ahead.    

On the basis of the above information it is considered although this scheme will not deliver 
the type of development envisaged by the Council in its unadopted planning policies that the 
proposal will help deliver a scheme which will attract more visitors to the town centre whilst 
also improving the evening economy which is required. This will in turn improve the viability 
and vitality of the town centre. The proposal is considered to be sustainable development 
and will also regenerate a dilapidated part of the town centre. These are important points 
which are supported in both national and local level policies.  

Design Considerations    

The proposed design of the development has evolved over time as a result of pre-application 
meetings and consultations with relevant parties including OPUN (Architecture and Built 
Environment Centre in the East Midlands).  

The site as it currently stands, some of which has now been demolished comprises of 
development of low architectural quality which has dated significantly and creates a poor 
gateway into this part of the town centre. This part of the town centre provides little in the 
way of built heritage and therefore loss of any of the buildings through demolition is not 
considered to be of any concern. 

The proposed development comprises of an 8 screen cinema and restaurants, both new and 
refurbished, at Market Walk/Willow Place level; a gym, replacement accommodation for the 
autoworks and new 515 space surface car park at ground level, and new car access 
arrangements; lift and stair access connecting the two levels; new landscaping and public 
realm at both levels; the removal of obsolete structures and recladding of existing retained 
structures, including opening frontages up for future uses; and revisions to the exit 
arrangements from the service areas. 

The layout of the cinema which is rectangular in form has been determined as a result of its 
internal arrangements determined by the standard auditorium configuration of the cinema 
operator. The height has also been determined as a result of the internal function. To 
achieve level access with the rest of the existing shopping centre in this area, the cinema will 
be built on the retained structure of the former bus station. The proposed cinema will be 
significantly lower than Crown House which occupied the area now being proposed for the 
cinema building. 

The proposed cinema building will be externally wrapped with perforated metal panels with 
backlighting at higher level which will act a distinct design element whilst also screening 
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servicing and other elements on the roof and also fire escape routes on the east and south 
elevations.  The ground floor which previously contained the bus station is two-storey in 
height and sits below the cinema box and will be constructed from a red brick thereby 
providing the appearance of a solid base below with a lightweight structure floating above. 
The proposed cinema block will have two uses located beneath with an autoworks located 
and accessed from the northern end and a retail unit is proposed to the southern end which 
will have frontages both on the south and eastern elevations. 

Two vertical cores containing lifts and staircases are proposed to be located to the southern 
and eastern elevation to enable access from the proposed surface car park into the cinema 
and town centre. These are proposed to be constructed of mainly glazing and red brick. 
These will create the primary links into the town centre for pedestrians coming into the town 
centre from this side of the town and those utilising the proposed surface car park. These will 
be open 24 hours a day which will improve linkages through the town centre whilst providing 
a safe environment with natural surveillance. 

As part of the application a gym is proposed which is located to the western end of the 
application site and will be accessed from the proposed surface car park. This will have a 
glazed frontage onto Westcott Way. A bicycle store is also located at this level and will be 
located adjacent to the vertical core on the southern elevation. This will be glazed providing 
some life a long the southern elevation onto the proposed surface car park and Westcott 
Way.   

At Market Walk level a number of units will be refurbished and extended as well as 
constructed to provide four retail/restaurant units on the southern side of Market Walk. This 
will continue the retail frontage along Market Walk from the existing Willow Place scheme. 
Another unit will be extended to the north side of Market Walk providing an extended retail 
unit. All of these proposed units will have glazed frontages to allow views in and out to 
activity along this pedestrian thoroughfare. The other proposed materials will look to tie into 
the existing Willow Place such as the use of timber cladding.  

The existing multi-storey car park will be demolished and a surface parking will replace this. 
The proposed surface car park will provide approximately 515 car parking spaces. This will 
take up a significant portion of the application site and will front onto Westcott Way, Anne 
Street and Elizabeth Street.  The proposed surface car park will be constructed from black 
tarmac interspersed with buff coloured tarmac for pedestrian walkways. Two pedestrian links 
are proposed, one from Westcott Way which will mainly be utilised by people coming from 
Oakley Road direction and the other from Elizabeth Street. These will be constructed from 
similar materials as used around the Cube public realm. An area of public realm will also be 
created at ground floor level linking the eastern and southern vertical cores. Landscaping is 
also proposed which follows a similar theme to what has been introduced around the Cube. 

Overall it is noted that this proposal would create a marked improvement upon the current 
environs. The proposal will replace dilapidated buildings and partly demolished site with 
modern buildings of which some will be of high quality architecture and more importantly 
regenerate this part of the town centre. OPUN’s design review panel recognised that the 
design of the cinema had the potential to make a strong and positive design statement, 
acting as the eastern town centre ‘bookend’ for Corby, in a similar manner to the role Corby 
Cube plays as a western ‘bookend’. 

In terms of the cinema building it is considered that the proposal will deliver a scheme which 
will provide high quality architecture to this part of the town centre. It will have presence in 
the day and in the evening when backlit will provide a strong architectural impact. The use of 
spaces beneath the cinema building will provide for active uses onto the surface car parking 
areas. OPUN’s design review panel have commented on this previously and have asked the 
applicant’s to improve the appeal and functionality of the areas beneath the cinema by 
providing more public realm to the front of the proposed commercial units. The applicants 
have addressed this by providing a more active frontage to the proposed commercial uses as 
well as setting the car parking away from the building allowing space for customers and 
thereby making these units more desirable retail area. This part of the proposal is considered 
to be an acceptable design response and will be marked improvement to the current 
architecture and will regenerate this part of the town centre. 



180  

The proposed gym and cycle store will provide activity at ground floor along Westcott Way 
and the proposed surface car park. This will significantly improve the environment onto the 
street scene by bringing some life into an area which currently presents the back end of uses 
(mainly Willow Place). This is a positive addition and is acceptable from a design point of 
view. 

The proposed refurbishment, extension and construction of units along Market Walk leading 
to the proposed cinema will provide significant visual improvements to this area. Units along 
this area have been boarded up and most of this part of the town has been hoarded off for a 
significant period of time. These works along Market Walk will significantly improve this 
environment and will provide a much required night time economy for the area. Again this 
area will result in significant regeneration improvements to this area of the town centre which 
will have a positive visual impact. 

In regards to the proposed surface car park the OPUN design review panel raised a number 
of concerns with the initial design. They considered that the parking would occupy significant 
areas of land in both eastern parts of the site and provide the backdrop to the cinema; and 
stressed the need to treat these spaces as much more than car parks. The design panel 
encouraged the need to create attractive, landscaped, well connected useable spaces which 
have identity and character e.g. parking squares which are supported by a robust landscape 
strategy. Design development has been ongoing in regards to the design of the surface car 
park since these points were made by the OPUN design review panel. The proposal looks to 
deliver approximately 515 car parking spaces which provide two pedestrian thoroughfares, 
one from Elizabeth Street and the other from Westcott Way/Anne Street. The proposal will 
provide landscaping around the perimeter of the car park as well as between parking spaces 
in rows at regular intervals. The main issues in determining the acceptability of the proposal 
is its impact on the visual amenities street scene. The EDAW Masterplan criticised large 
swathes of surface car parking and suggested this site should look to deliver a scheme which 
provided frontage onto Westcott Way and overcoming the ground level change by creating a 
form of a minimum of 6 storeys.  

This proposal to provide a car park will be contrary to the previous vision of the area. It is 
clear that the applicant which owns majority of the town centre does not see a market for 
delivering a scheme which was originally masterplanned on the growth of Corby and 
consider that other parts of the town could potentially deliver the retail growth should it be 
required in the future. It is recognised that whilst design improvements have been made to 
the proposal will still result in a scheme dominated with a surface car park which from an 
urban design perspective has its many drawbacks especially in this gateway location. In 
balance whilst there are concerns about the how the surface car park will present itself from 
the street scene this needs to be balanced against the regeneration benefits that this scheme 
brings to Corby town centre. When considering the low architectural quality of the current 
environment and given that the scheme will provide landmark building (cinema) and other 
uses which will improve the viability and vitality of the overall town centre it is considered that 
the proposal on balance is acceptable in the context of what is being proposed as a whole.  

The Joint Planning has raised concerns in regards to the design of the scheme reiterating 
some of the points that the OPUN design review panel raised. Revisions have been 
submitted which address their previous concerns which have been confirmed to be 
acceptable on balance.    

In regards to the proposed palette of materials for the site it is considered that these are 
generally acceptable. However it is considered necessary to impose a condition for materials 
to be submitted for approval to ensure we achieve a high quality finish to the overall 
development. 

Impact on Nearby Residents and Businesses 

The proposed cinema will sit opposite existing residential dwellings on Constable Road, 
Stuart Road, Elizabeth Street and Queens Square and will be located adjacent to existing 
retail units on Willow Place and Market Walk. The town centre at present lacks a coherent 
night time economy with very few pubs and restaurants opened beyond 18:00. As a result of 
this application and other incremental changes in the town centre it will become a destination 
to visit not just in the daytime but also the evening. This naturally will have some impact on 
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nearby residents and businesses however the NPPF and local policy framework support 
these types of uses which both support vitality and viability of the town centre. 

The proposed development has been designed to take into consideration the adjoining 
residential dwellings and commercial uses. Further to this no objections have been received 
from local residents or businesses. Given the relationship between existing and proposed 
buildings it is not considered that the impact on amenities would be potentially so significant 
as to justify refusing permission. It must also be noted that the Environmental Quality 
department has not raised any objections to the proposal subject to conditions being 
imposed in regards to hours of work being controlled for the construction phase and also 
lighting to be controlled within the site as to not affect residential dwellings surrounding the 
site. This is considered reasonable and therefore relevant conditions will be imposed. 

Crime Prevention 

The proposed development will provide leisure uses and restaurants which will inevitably 
attract people to the town centre in the evenings. It is considered that revisions and 
additional information submitted during the application process has taken into considerations 
of crime prevention by creating a development which provides sufficient levels of natural 
surveillance and includes the provision of CCTV. The Crime Prevention Design Advisor is 
satisfied with the proposal and therefore it considered that the proposal is acceptable in this 
regard.  

Highways Impact  

A Transport Impact Assessment has been submitted with the application which covers a 
variety of topics. The Highway Authority has considered the submission and consider that the 
proposal is acceptable in terms of traffic impact. 

The proposal looks to provide approximately 515 car parking spaces, 6% of these for the 
provision of disabled parking. Approximately 20 spaces will be provided for motorcycles and 
30 spaces for bicycles in an enclosed area. As part of this proposal there will be a loss of a 
multi-storey car park. The parking numbers proposed are acceptable to the Highway 
Authority therefore this is considered to be acceptable. 

In regards to vehicular access arrangements to the surface car park this will be achieved 
from the western end of Anne Street and the existing diverge lane from Westcott Way. The 
Egress point is located to the eastern end of Anne Street close to the junction with Elizabeth 
Street. Servicing the site which currently takes place of Anne Street will be relocated to 
Windsor Place off Elizabeth Street. Whilst the access arrangements are considered to be 
acceptable to the Highway Authority in regards to vehicles a S106 obligation has been 
requested for strategic improvements to the at the roundabout junction off Elizabeth 
Street/Oakley Road/ Westcott Way in the future. This has been agreed with the applicant and 
is considered acceptable considering the likely impacts as a result of this development. 

Cycle connections into the site will provided from both Elizabeth Street and Westcott Way 
with an enclosed cycle store located on the southern elevation adjacent to the vertical core. 
Pedestrians will be able to access the application site from a number of routes off Elizabeth 
Street and Westcott Way. Pedestrians will be directed towards either of the vertical core on 
the eastern or southern elevation. The proposed building will be accessible from within the 
town centre from the existing Willow Place scheme and Queens Square down Market Walk. 
It is considered that both cycle and pedestrian access arrangements for the site are 
acceptable. 

In regards to public transport this has also been considered by the Highway Authority who 
consider that the proposal benefits from good public transport links, however it notes limited 
evening service when the proposed cinema and other proposed uses will draw more 
customers. The Highway Authority considers that a S106 obligation should be made to 
improve evening bus services into town. It is considered this is reasonable given the likely 
need for this service. 

A Travel Plan Framework has been submitted with the application which looks to achieving a 
reduction in the use of the private car for more sustainable methods of transport to the site. 
Although the Highway Authority has not commented on this document it is considered 
necessary that a condition is imposed to this permission which ensures that the measures 
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outlined in the Travel Plan Framework are introduced to reduce the dependency on the use 
of cars. 

Sustainability and Renewable Energy 

The application has been supported by a BREEAM and also a renewable energy pre-
assessment. The proposal looks to achieve a “Very Good” rating for BREEAM and will as a 
result provide 5% of renewable energy. Although the proposal meets the requirements of 
BREEAM rating as per Policy 14 of the North Northamptonshire Core Spatial Strategy it does 
not achieve the need to provide 10% of the demand for energy on site and renewably and/or 
from a decentralised renewable or low-carbon energy supply.  

Subsequently the agent has confirmed that the development will look to achieve higher 
standards of energy efficiency and are satisfied with a condition which requires them to 
achieve the 10% target as per the policy requirements. On this basis it is considered that the 
proposal is acceptable on these grounds. 

Drainage 

A Flood Risk Assessment has been submitted with the application which the Environment 
Agency considers to be acceptable subject to the imposition of conditions. These conditions 
require the submission of details for both surface water drainage and foul sewage 
infrastructure. Anglian Water has also commented on the application and has requested a 
condition to be imposed for a surface water management strategy to be submitted. It is 
considered that the imposition of relevant conditions on drainage is considered acceptable.  

Developer Obligations 

A development of this scale will have an impact on local services and infrastructure. To offset 
this in the event permission is granted, a Section 106 Agreement is being negotiated to 
mitigate these impacts. 

Following consultations with various statutory and non-statutory consultees the following list 
for S106 heads of terms have been requested: 

• Public Transport 
• Highway Works 
• S106 Monitoring Officer 

At the time of writing this report negotiations are still continuing on the content of the 
Agreement, and importantly the level of contributions that will need to be provided. Circular 
05/2005: Planning Obligations (as amended by the Planning Act 2008 and Community 
Infrastructure Levy Regulations 2010), requires (Regulation 122) that planning obligations be 
only sought where they meet the following tests: 

• Necessary to make the development acceptable in planning terms; 
• Directly related to the development; 
• Fairly and reasonably related in scale and kind to the development. 

It also establishes that the use of planning obligations must be governed by the fundamental 
principle that planning permission may not be bought or sold. It is therefore not legitimate for 
unacceptable development to be permitted because of benefits or inducements offered by a 
developer which are not necessary to make the development acceptable in planning terms. 
Similarly, planning obligations should never be used purely as means of securing for the 
local community a share in the profits of development. 

Summary and Conclusions 

This is a detailed application for the demolition, redevelopment and part refurbishment to 
provide a cinema, five retail/restaurant units (within Use Classes A1 and A3), new access 
and public realm improvements at Market Walk level, together with a gym, cycle parking, 
retail, car repairs and MOT centre, surface level car parking, landscaping and access at 
ground level. 

The main body of the report has attempted to draw attention to the key material planning 
considerations which need to be evaluated in the determination of this application. Following 
extensive consultation and detailed evaluation of the proposed development, with particular 
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regard to the issues highlighted above, officers have taken a balanced view on the 
application and believe it to be acceptable in its current form subject to suitable mitigation 
being agreed under the heads of terms of the S106 Agreement and compliance with the 
suggested condition. However, should members be ‘minded’ that further consideration be 
given to viability/vitality matters in particular, then a decision to defer should be considered. 

The application proposes a form of development which will provide an opportunity to 
regenerate a significant area of brownfield land within the heart of the town centre. The 
proposed development will regenerate a particularly dilapidated part of the town centre. 

The proposed development provides an opportunity to build on the significant progress of the 
regeneration of the town centre following construction of Willow Place. The delivery of the 
proposal would make a significant contribution to the economic growth of the town by 
providing a significant boost to the night time economy of the town centre whilst also 
providing job opportunities during both the construction phase and operation of the 
development. 

The application is fundamentally in accordance with planning policy principles and guidance 
at both national and local level. Therefore subject to the imposition of appropriate planning 
conditions and the applicant being willing to sign an agreement to cover all the Section 106 
topics highlighted in the report; the regeneration objectives for Corby are considered to be 
best served by approving this application. As a result the application is considered by officers 
to be acceptable and thus recommended for approval. 

 

 Recommendation:  
 Approval, subject to: 

• A Section 106 Agreement for the following heads of terms and others which may 
become apparent during further negotiation: 

o Public Transport 
o Highway Works 
o S106 Monitoring Officer 

• And the following conditions: 

Time Limit 

1. The development hereby permitted shall be begun before the expiration of three years from 
the date of this approval 

Reason:  These are the requirements of Section 92 of the Town & Country Planning Act 
1990 as amended by Section 51 of the Planning & Compensation Act 2004. 

Remediation and Site Preparation 

2. Prior to the commencement of development (other than the existing deck level): 

(a) A contaminated land Phase 1 report shall be submitted to, and approved in writing by 
the Local Planning Authority (LPA). 

(b) Should the Phase 1 report recommend that a Phase 2 investigation is required, a 
Phase 2 investigation shall be carried out and the results submitted to, and approved 
in writing by the LPA. 

(c) If the Phase 2 investigations indicate that remediation is necessary, a Remediation 
Statement shall be submitted to, and approved in writing by, the LPA. The remedial 
scheme in the approved Remediation Statement shall then be carried out. 

(d) Should remediation be required, a Site Completion Report detailing the conclusions 
and actions taken at each stage of the works including validation works shall be 
submitted to, and approved in writing by, the LPA prior to the first use or occupation 
of any part of the development hereby approved.  

(e) If during the course of the proposed development, contamination not previously 
identified is found to be present within the site, no further development shall be 
carried out until the developer has submitted to and obtained from the Local Planning 
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Authority, written approval of a method statement detailing how the unsuspected 
contamination will be dealt with. 

Reasons: To ensure that any possible land contamination is fully assessed and mitigated in 
accordance with Policy 13 of the North Northamptonshire Core Spatial Strategy. 

Construction Environment Management Plan 

3. Prior to the commencement of building construction, a detailed Construction Environment 
Management Plan for the construction phase of the development shall be submitted to the 
Local Planning Authority. 

The plan shall include:- 

(a) locations for the loading and storage of all plant, machinery and materials including 
oils and chemicals to be used in connection with the construction of the development. 

(b) details of all bunds, fences and other security measures to be placed on the site 
including the time periods for placing and retaining bunds and fences, and the use of 
decorative displays and facilities for public viewing. 

(c) provision for the on-going maintenance of any such bunds, fences and other 
measures. 

(d) provision for the control and removal of spoil and wastes. 
(e) measures to prevent the pollution of surface and ground water arising from the 

storage of plant and materials 
(f) the proposed hours of construction activities 
(g) the frequency, duration and means of operation involving demolitions, excavations, 

drilling, piling, and any concrete production 
(h) sound attenuation measures incorporated to reduce noise at source 
(i) details of measures to be taken to reduce the generation of dust 
(j) vehicle parking for site operatives and visitors, and the routes of construction traffic to 

and from the site, and 
(k) wheel washing facilities. 

The development shall only be implemented in accordance with the Construction 
Environment Management Plan as approved unless otherwise agreed in writing by the Local 
Planning Authority. 

Reason: To allow the Local Planning Authority to retain control over the details of potentially 
significant engineering operations in the interest of public safety and amenity in line with 
Policy 13 of the North Northamptonshire Core Spatial Strategy. 

Tree Protection 

4. The tree protection methods as shown in the Arboricultural Method Statement by Wilby Tree 
Surgeons Limited dated 7th November 2013 shall be implemented prior to development 
commencing on site (other than on the existing deck level) and thereafter shall be retained 
until the development is completed. During the period of construction, no material shall be 
stored, fires started, or trenches dug within the root protection areas without the prior consent 
in writing of the Local Planning Authority. 

Reason: To prevent damage to trees in the interests of visual amenity and in accordance 
with ‘Saved’ Policy P1(E) of the Corby Borough Local Plan and Policy 13 of the 
North Northamptonshire Core Spatial Strategy. 

Demolition 

5. No demolition shall take place until a Method Statement detailing how the demolition of all 
buildings and structures remaining on-site will be carried out, has been submitted to and 
approved in writing by the Local Planning Authority.  The demolition work shall be completed 
in accordance with the approved details. 

Reason: To minimise pollution in accordance with Policy 13 of the North Northamptonshire 
Core Spatial Strategy. 

Materials for Building 
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6. Prior to the commencement of building construction of any external elevation,  colours and 
sample panels of materials to be used on the external faces of the buildings shall be made 
available on site for the prior approval of the Local Planning Authority. The development shall 
be carried out in full accordance with the approved details and thereafter retained as such.  

Reason: To secure an acceptable appearance consistent with Policy 13 of the North 
Northamptonshire Core Spatial Strategy. 

Materials for Public Areas 

7. Prior to the commencement of surfacing to the car park and public areas, details of the 
designs, colours and samples of materials to be used on the ground surface shall be made 
available on site and approved in writing by the Local Planning Authority. The approved 
details shall be implemented prior to first use of the cinema and thereafter retained as such. 

Reason: To secure an acceptable appearance consistent with Policy 13 of the North 
Northamptonshire Core Spatial Strategy. 

Public Art 

8. Prior to the commencement of work to all public areas, a Public Art Strategy which provides 
details of the artistic treatment of the public spaces within the car park area and footpath 
approaches, and/or at the site entrance, and or on the road approaches to the site shall be 
submitted and approved in writing by the Local Planning Authority. The approved scheme 
shall be implemented prior to first use of the buildings and thereafter retained as such. 

Reason: The inclusion of public art is an integral element in the design for the whole site, 
and this requirement is to secure an acceptable appearance consistent with Policy 
13 of the North Northamptonshire Core Spatial Strategy. 

Drainage 

9. No development shall take place until a surface water drainage scheme for the site, based 
on sustainable drainage principles, has been submitted to and approved in writing by the 
Local Planning Authority. The scheme shall subsequently be implemented in accordance 
with the approved details before the development is completed. The scheme shall as a 
minimum: 

• Demonstrate that the hierarchy of drainage has been followed. 
• Detailed surface water design drawings including supporting calculations. 
• Consideration of overland flood flows. Overland flood water should be routed away 

from vulnerable areas. For acceptable depths and rates of flow, please refer to 
Environment Agency and Defra document FD2320/TR2 “Flood Risk Assessment 
Guidance for New Development Phase 2”. 

• Details of how the scheme shall be maintained and managed after completion. 
Reason: To prevent the increased risk of flooding, both on and off site in accordance with 

the NPPF and Policy 13 of the North Northamptonshire Core Spatial Strategy. 

10. No building works which comprise the erection of a building required to be served by water 
services shall be undertaken in connection with any phase of development hereby permitted 
until full details of a scheme including phasing, for the provision of mains foul sewage 
infrastructure on and off site has been submitted to and approved in writing by the Local 
Planning Authority. No building shall be occupied until the works have been carried out in 
accordance with the approved scheme. 

Reason: To prevent flooding, pollution and detriment to public amenity through provision of 
suitable water infrastructure in accordance with Policy 13 of the North 
Northamptonshire Core Spatial Strategy. 

Landscaping Scheme 

11. Prior to the commencement of any landscaped area, a landscaping scheme shall be 
submitted for the prior approval of the Local Planning Authority.  The approved details of the 
soft landscaping shall be carried out in the first planting and seeding season following the 
first use of the premises and any trees or plants which, within a period of five years from first 
use of the buildings, die, are removed or become seriously damaged or diseased, shall be 
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replaced in the next planting season with others of similar size and species.  The approved 
details of the hard landscaping scheme shall be implemented prior to the first use of the 
cinema and thereafter retained as such. 

Reason: To secure an acceptable appearance consistent with Policy 13 of the North 
Northamptonshire Core Spatial Strategy. 

Landscape Management Plan 

12. Prior to the commencement of any landscaped area, a Landscape Management Plan 
addressing the landscape details referred to in Condition 11 above shall be submitted and 
agreed in writing by the Local Planning Authority. The Landscape Management Plan shall 
include timing, long term design objectives, management responsibilities and maintenance 
schedules for all landscaped areas. The Landscape Management Plan shall be implemented 
in accordance with the approved details. 

Reason: To secure an acceptable appearance consistent with Policy 13 of the North 
Northamptonshire Core Spatial Strategy. 

Boundary Treatment 

13. No building shall be occupied until a plan indicating the position, design, materials and type 
of any boundary treatment, enclosures and fencing to be erected has been submitted to and 
approved in writing by the Local Planning Authority. The approved scheme shall be 
implemented prior to the first use of the buildings and thereafter retained as such.  

Reason: To secure an acceptable appearance consistent with Policy 13 of the North 
Northamptonshire Core Spatial Strategy. 

Green Building Specification 

14. Prior to the commencement of building construction, details are to be submitted to and 
approved in writing by the Local Planning Authority to demonstrate that the buildings will be 
built in accordance with the Building Research Establishment (BREEAM) standard of “Very 
Good”. Development shall be completed and maintained in accordance with the approved 
details and a BRE Final Code Certificate shall be submitted within six months of occupation. 

Reason: In accordance with the expectations of Policy 14 of the North Northamptonshire 
Core Spatial Strategy 2008 that aspire to BREEAM performance of at least ‘Very 
Good’. 

 Energy Use 

15. Prior to the commencement of building construction, a detailed scheme is to be submitted for 
the prior approval of the Local Planning Authority demonstrating how the on-site demand for 
energy will be delivered from renewable or from decentralised renewable or low-carbon 
energy supply sources.  The scheme shall demonstrate the extent to which a minimum of 
10% (or higher proportion) of such energy demand might be met on site.  The scheme shall 
be implemented and managed in accordance with the approved details.  

Reason: In accordance with the expectations of Policy 14 of the North Northamptonshire 
Core Spatial Strategy that aspires to at least 10% of the demand for energy to be 
met on-site and/or renewably and/or from a decentralised supply. 

Lighting 

16. Details of all external lighting design and luminance shall be submitted to and approved in 
writing by the Local Planning Authority before the buildings are first brought into use. 
Development shall be carried out in accordance with the approved details and thereafter 
retained as such. 

Reason: In the interest of security for the site and to ensure protection of the wider area from 
undue illumination in accordance with Policy 13 of the North Northamptonshire 
Core Spatial Strategy.  

Car Park 

17. No part of the development shall be brought into use until areas for vehicle parking, turning 
and manoeuvring have been laid out, demarcated, levelled and surfaced in accordance with 
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the approved details on a phased basis to be agreed in writing by the Local Planning 
Authority. These areas shall be retained thereafter for that specific use. 

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

Signage 

18. Prior to the first use of the buildings a Signage Strategy covering all external advertising shall 
be submitted to and approved in writing by the Local Planning Authority.  Signage shall be 
implemented in accordance with the approved strategy and thereafter retained as such. 

Reason: To secure an acceptable appearance consistent with Policy 13 of the North 
Northamptonshire Core Spatial Strategy. 

Notes to Applicant: 
1. In regards to Condition 2 the term ‘Phase 1’ refers to hazard identification and 

assessment and the term ‘Phase 2’ refers to risk estimation and evaluation. 
2. In order to satisfy above Condition 10, an adequate scheme would need to be 

submitted demonstrating that there is (or will be prior to occupation) sufficient 
infrastructure capacity existing for the connection, conveyance, treatment and 
disposal of quantity and quality of water within the proposed phasing of development. 

3. In regards to Condition 8 the term ‘art’ is defined as work that has involved an artist in 
a leading role. 

4. In regards to Condition 18 separate advertisement consent will be required for most 
external advertisement and the Signage Strategy will be expected to inform those. 

Reasons for Approval:  
The proposal will redevelop underutilised brownfield land and will deliver development of 
high quality architecture that promotes a vibrant town centre and re-establishes it as a focal 
point for Corby’s population.  

The proposal will enable the local community to satisfy much of their entertainment needs 
locally and will therefore facilitate the creation of a more sustainable form of urban 
development. The proposed cinema and restaurants and other proposed uses will ensure the 
scheme will support both day and night time economies.  

The proposed development will provide a more accessible town centre through the provision 
of new pedestrian and cycle routes and general public realm improvements. 

Planning permission is subject to a range of conditions and Section 106 obligations to ensure 
the relevant infrastructure will be in place at the appropriate time and that the development 
will meet the requirements of a high quality sustainable town centre. 

The application therefore accords with the National Planning Policy Framework, Policies 1, 3, 
6, 9, 12, 13, 14, 15 of the North Northamptonshire Core Spatial Strategy, ‘Saved’ Policies 
P2(J), P5(T), P6(T), P9(T), P9(S), P3(C), P5(C), P1(E), P9(E) of the Corby Borough Local 
Plan.  

Statement of Applicant Involvement: 
During the application process, amended plans and additional information was received to 
address various design concerns raised by consultees.  Otherwise there were no 
fundamental matters that would have required further involvement of the applicant or their 
agent. 

Officer to Contact:  
Mitesh Rathod  

Tel: 464160 
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