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Development Control Committee 16th December 2019 
 

Application for Planning Permission 
 

 19/00038/CON Discharge of Condition 4 to provide a Design Code Addendum to 
substitute the employment land for residential development 
pursuant to planning permission reference number 13/00026/RVC 
AT Parcel E4 AT Priors Hall Site, Weldon 

1. Site and Surroundings   
The application site falls within the district boundary of Corby, and within the ward of Weldon and 
Gretton.  Site constraints that are of material planning to the works proposed include; a Landfill 
Site. 

2. Proposal  
The application seeks permission for the discharge of Condition 4 to provide a Design Code 
Addendum to substitute the employment land for residential development pursuant to planning 
permission reference number 13/00026/RVC. 

The proposal will see up to 50 residential dwellings coming forward on Parcel E4 as shown on 
the approved Development Framework Plan (BBD036-005 Rev C). 

The final design details for this parcel will form part of a Reserved matters planning application 
which will be submitted for approval by the Council. 

3. Background  
Application 04/00240/OUT gave outline planning permission for a  mixed use urban extension to 
Corby, including Residential (up to 5,100 dwellings), Employment (up to 14ha), District Centre, 2 
Neighbourhood Centres, Schools (1 Secondary, 3 Primary), Hotel, Formal and Informal open 
space” at Priors Hall Development Site, Stamford Road Weldon, Corby Northamptonshire. 

Reserved Matters planning application submitted under reference 13/00026/RVC for variation of 
condition 4 of planning permission 04/00240/OUT at priors Hall Development site was approved 
subject to a number of conditions including condition 4 which states: 

No development shall take place within any phase of the development hereby permitted pursuant 
to the approved phasing plan or as varied under Condition 3 until a Design Code for that phase 
has been submitted to and approved in writing by the Local Planning Authority.  Such Design 
Code shall be substantially in accordance with the Urban Design Framework submitted as part of 
any approved application and with the Development Framework Plan reference BBD036-005-C, 
unless otherwise agreed in writing by the Local Planning Authority. 

In terms of its local context, the application site is located within Zone 1 of the Priors Hall 
development and relates to Parcel E4 as shown on the approved Development Framework Plan 
(BBD036-005 Rev C). The submission of a Design Code is a requirement of Condition 4 of 
13/00026/RVC Priors Hall Zone 1.   

Due to market changes and principally the drop in demand for employment space, the current 
Design Code Addendum for Parcel E4 has been submitted in response to the change in land-use 
from employment to residential land. The addendum replicates the format of earlier, approved, 
Design Codes for Zone 1, has been the subject of public consultation and replicates the previously 
approved Design Code for and covers all of Zone 1’s three phases as per earlier versions. 

Therefore the only difference between the new Design Code Addendum and the Development 
Framework Plan (BBD036-005 Rev C) is the nature of the development on Parcel E4 which is 
residential rather than employment and the vast majority of the Design Code remains unchanged.  
The applicants have justified this position by a supported legal opinion from a QC (Appendix 2) 
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which demonstrates that the proposal is substantially in accordance with outline planning 
(application ref.13/00026/RVC) and the Development Framework Plan (BBD036-005 Rev C).  

4. Policy: 
Section 70(2) of the Town and Country Planning Act 1990 (as amended) sets out that in 
considering and determining applications for planning permission the local planning authority 
must have regard to: 

a. The provisions of the development plan, so far as material to the application, 
b. Any local finance considerations, so far as material to the application, and  
c. Any other material considerations. 

Section 38(6) of the Planning and Compulsory Purchase Act (2004) makes it clear that ‘if regard 
is to be had to the development plan for the purpose of any determination to be made under the 
planning Acts the determination must be made in accordance with the plan unless material 
considerations indicate otherwise’. 

` The development plan for the Borough of Corby comprises the ‘North Northamptonshire Joint 
Core Strategy’ 2016.  The National Planning Policy Framework 2019 (NPPF) does not change 
the legal status of the development plan. 

 The National Planning Policy Framework 2019: 

The revised “NPPF”, originally published in 2012, was published on February 2019 and is a 
material consideration in the determination of planning related applications. 

It contains in paragraph 11, a ‘presumption in favour of sustainable development’.  Annex 1 of 
the “NPPF” provides guidance on its implementation.  In summary, this states in paragraph 213, 
that policies in the development plan should not be considered out of date just because they were 
adopted prior to the publication of the “NPPF” and in regard to existing local policies, that ‘due 
weight should be given to them, according to their degree of consistency with this Framework (the 
closer the policies in the plan to the policies in the Framework, the greater the weight that may be 
given)’. 

Officers have reviewed the Joint Core Strategy for consistency with the “NPPF” and consider 
there is no issue of significant conflict.  As such full weight can be given to these policies in the 
decision-making process in accordance with Paragraphs 211 and 215 of the “NPPF” 2019.  

National Planning Practice Guidance ‘NPPG’ (2014 Onwards); 

On 6th March 2014, DCLG launched the National Planning Practice Guidance (“NPPG”) resource.  
This replaced a number of planning practice guidance documents, and is subject to continuous 
periodical updates in different subject areas. 

North Northamptonshire Joint Core Strategy 2016 

Policy 1: Presumption in favour of Sustainable Development; 
Policy 4: Biodiversity and Geodiversity; 
Policy 5: Water Environment, Resources and Flood Risk Management; 
Policy 6: Development on Brownfield Land and Land affected by contamination  
Policy 7: Community Services and Facilities; 
Policy 8: North Northamptonshire Place Shaping Principles; 
Policy 9: Sustainable Buildings; 
Policy 10: Provision of Infrastructure; 
Policy 11; The Network of Urban and Rural Areas; 
Policy 13: Rural Exceptions; 
Policy 15: Well-connected Towns, Villages Neighbourhoods; 
Policy 16: Connecting the Network of Settlements; 
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Policy 22: Delivering Economic Prosperity  
Policy 23: Distribution of New Jobs  
Policy 28: Housing Requirements; 
Policy 29: Distribution of New Homes; 
Policy 30: Housing Mix and Tenure; 

North Northamptonshire Supplementary Planning Documents (“SPD”); 

Biodiversity SPD 2016; 
Updated Biodiversity SPD 2016; 
Planning Obligations 2017; 

5. History  

Outline planning application submitted under reference: 04/00240/OUT for a “Mixed use urban 
extension to Corby, including Residential (up to 5,100 dwellings), Employment (up to 14ha), 1 
District Centre, 2 Neighbourhood Centres, Schools (1 Secondary, 3 Primary), Hotel, Formal and 
Informal open space” at Priors Hall Development Site, Stamford Road, Weldon, Corby, 
Northamptonshire.  Granted consent on 29.03.2007. 

Reserve Matters planning application submitted under reference: 13/00026/RVC for variation of 
condition 4 of planning permission 04/00240/OUT at Priors Hall Development Site, Stamford 
Road, Weldon, Corby, Northamptonshire.  Granted Consent 15.8.2013. 

Discharge of Condition 4 (Design Code) of planning permission 04/00240/OUT discharged under 
application reference 13/00357/CON 

19/00039/CON - Details Pursuant to Condition 4 of 13/00026/RVC Priors Hall Zone 1 Design 
Code Addendum for 'The Centre' Character Area – Approved. 

6. Consultations 

Housing Strategy – No comment 
Sustainability Officer –No comment 
Highways England – No comment  
Housing Strategy – No comment  
Natural England – No comment  
Environmental health – No comment  

Local Plans Team – Objection as insufficient evidence has been submitted to demonstrate that 
the site is unlikely to come forward as an employment site contrary to Policy 22 of the North 
Northampton Joint Core Strategy (2016).  However there is no comment regarding the content 
of the design code 

7. Advertisement/Representations: 
Public consultation was carried out by way of site notices.  During the statutory consultation 
period which expired on 27.3.2019, 4 letters of objection have been received from nearby 
businesses or members of the public. 

 A summary of the objections received are as follows: 
o Amenity  
o Cramped Design 
o Highways considerations 
o The Proposal would include affordable housing   

8. Officers Assessment   
• Principle  
• Structure of Design Code  
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• Analysis of Design Code  
• Impact on Residential Amenities  

8.1 Principle  

The principle of the development, the scale and quantum, together with the impact on the 
neighbouring properties and local highway conditions is discussed in the original report and has 
been established as acceptable by the Council through the resolution to grant planning permission 
subject to conditions on 27.12.2013.  Therefore, this section focuses solely on the revisions that 
have been made following the resolution to grant the Design Code. 

Design Codes provide the final piece of site specific guidance and consist of a set of illustrated 
design rules and requirements which guide developers on how a site should be developed to 
ensure that the development permitted suitably addresses its location and that the development 
is of sufficient quality. 

Paragraph 126 of the NPPF states that “Design Codes provide a framework for creating distinctive 
places, with a consistent and high quality standard of design.” Local planning authorities should 
consider using Design Codes where they could help deliver high quality outcomes. 

The adopted North Northamptonshire Joint Core Strategy (JCS, 2016) sets out ambitious job 
creation targets for Corby up to 2031 and includes strategic policies to safeguard existing and 
committed employment sites.  

JCS Policy 23 states that the Sustainable Urban Extensions (SUEs) will act as the focus for the 
provision of high quality employment in North Northamptonshire, with paragraph 8.15 suggesting 
these higher quality sites be used to stimulate jobs growth and ensure balanced economic growth. 

NNJC Policy 22 States:  

A stronger more sustainable economy that will deliver a net increase of 31,100 jobs will be sought 
through:  

(c)  Safeguarding existing and committed employment sites for employment use unless it can 
be demonstrated by an applicant that there is no reasonable prospect of the site being 
used for that purpose and that an alternative use would:  

• Not be detrimental to the mix of uses within a Sustainable Urban Extension; and/ or  

• Resolve existing conflicts between land uses; 

JCS Policy 23 states that the Sustainable Urban Extensions (SUEs) will act as the focus for the 
provision of high quality employment in North Northamptonshire, with paragraph 8.15 suggesting 
these higher quality sites be used to stimulate jobs growth and ensure balanced economic growth. 

Responses to consultee comments  

Officers note that an objection has been received from the local plans department with regards to 
the change of the Parcel E4 from employment land to residential. 

The applicant has considered the objection and given a response, and this is summarised as 
follows: 

The Budworth Hardcastle report seeks only to set out the likely prospect of securing employment 
use for E4. Against that background, Urban & Civic are intent on securing the widest possible 
range of viable land uses to foster a vibrant, sustainable and inclusive community. This is 
evidenced by the full planning application for a care home ( application reference number 
19/00244/REM ) which would create 40-50 FTE jobs which is considerably more than would be 
achieved on E4 should this site be used for commercial uses, and is a positive windfall.   

In addition, the newly completed marketing suite and adjacent café have created additional 
employment capacity, and we anticipate that the future nursery, gym and shop units will bring in 
excess of 80 further jobs. We believe that these developments go a substantial way towards 
redressing the loss of E4 for employment use.  
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In our view, the potential for a synergistic relationship between E4 and the Weldon North Industrial 
Estate is extremely limited. The nature of the activity and the physical environment at the Industrial 
Estate are such that it would be undesirable to expand industrial uses into Priors Hall Park.  This 
is not considered viable due to the impact on residents and in addition to this occupiers would be 
mindful of the limitations placed on their operation because of adjacent homes and would find the 
premises undesirable. Therefore a future functional relationship between the two sites is very 
unlikely to occur.   

The Zones 2 & 3 comprises 1000sqm A1-A5, D1 & D2 and therefore the proposed care home 
and office/cafe uses in Zone 1 are windfall employment sites.  

Officers consider that whilst the proposal would not strictly comply with the requirement of NNJCS 
Policy 22, the evidence submitted; to demonstrate that the existing site is not likely to come 
forward for employment use and given that compensatory jobs have been delivered by ‘windfall’ 
sites within the development are material considerations that affords significant weight and on 
balance the proposed change of Parcel E4 from employment land to residential development is 
considered to be acceptable.  

8.2 Structure of Design Code  

The Design Code is considered to comply with the principles and parameters established in the 
Outline application Development Framework, and includes all components as listed in condition 
4 of the outline application. 

The main issues to consider is whether the submitted Design Code Addendum for Parcel E4 and 
the mandatory and discretionary elements therein, will satisfactorily inform subsequent reserved 
matters applications to aid delivery of a high quality development that builds upon the principles 
and parameters of the outline planning permission. 

The Design Code has been the subject of extensive consultation and there have been no 
objections to the design elements of the code.  

Taken as a whole the Code shows a high quality residential development that creates a sense of 
place through a carefully considered combination of mandatory and discretionary design 
elements.  These elements are based on an understanding of context; and that of the 
surrounding land use and the vision for its future that was set out in the outline planning 
permission.   

The Regulatory Plan illustrative masterplan is the main design control in the Design Code and it 
establishes the framework for the development of Parcel E4 by setting design fixes for spatial 
elements. The Illustrative Masterplan on page 15 of the design code shows how the Regulatory 
Plan and the design coding information contained in each chapter supports the content of the 
masterplan. 

A detailed commentary on all aspects of the submitted Design Code is beyond the scope of the 
report given that the majority of the Design Code Addendum replicates the previously approved 
Design Code in 2013, but in order to explain why the content of the Code should be approved as 
a tool for delivering high quality development across Parcel E4, a brief summary of the key 
chapters is given as follows: 

Character Areas 

The Design Code proposes the division of the site into distinct character elements representing 
different character areas.  Parcel E4 falls within the Priors Hall Character Area. 

Priors Hall  

The Design Code Priors Hall consists of traditional terraced housing, two to three storeys high, 
arranged on an interconnected grid of streets, balancing intensive levels of development with a 
feeling of generous public spaces. 
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Consideration also needs to be given to key streets, landmark buildings and how a sense of  
buildings are formal compositions of 2 or 3 storey terraced houses or flats in brick and render with 
slate roofs, and black metal railings. Some feature buildings may be used to create a sense of 
enclosure. 

Universal Requirements  

This section details the mandatory elements and material finishes of the above sections to ensure 
a co-ordinated approach to the development of the entire site is taken and that the design vision 
for Parcel E4 is adhered to.   Any departure from the mandatory elements of the Design Code 
will require significant justification by the designers.   

Residential Built Form 

The Code sets a series of mandatory design fixes that will shape the residential component of 
Parcel E4.  The code defines residential character areas across Parcel E4 and it responds to key 
movement routes and open spaces.  The character area plan on page 21 shows the transition of 
character areas across Zone 1 and Parcel E4 and this will be achieved through the prescribed 
selection of dwelling types, boundary types, parking types, building setbacks and materials. 

Street typologies  

The illustrative master plan establishes the hierarchy designed to facilitate movement, improve 
legibility, create identity by design, and assist in the spatial organisation of land uses and the 
surrounding built form.  The hierarchy consists of three main street typologies; Primary Streets, 
Secondary Streets and Tertiary/shared space streets. 

Car Parking  

The provision of car parking in Priors Hall will comply with Northamptonshire County Council 
(NCC) policy and parking standards and the Councils Place and Movement Guide, published in 
December 2008.  The general approach for Priors Hall will be to accommodate car parking as 
follows: • either on-street, within designated bays and areas which are designed within the 
streetscape and wider public realm to enhance townscape characteristics; or • on plot, at a rate 
which complies with NCC parking standards (for example 3+ bedrooms requires 2 spaces and a 
garage) and considers the boundaries between public and private space 

8.3 Analysis of the Design Code   
Given that the application is in outline form, the design code provides detailed design guidance 
to ensure Parcel E4 comes forward, a sufficiently high quality approach is taken to detailed design 
matters as well as architectural form.  The proposed amendments to Parcel E4 are relatively 
minor in nature and do not alter the key principles of the Outline planning permission, Approved 
Development Framework nor the previously approved Design Code. 

The proposed amendments to the code do not alter the key principles in the code that guarantee 
the quality of the architecture, materials or detailing that will be achieved  

The application has demonstrated the ambition to provide a high quality residential development 
and this is reflected in the Design Code Addendum which sets the parameters for future reserved 
matters submissions. 

9. Impact on Residential Amenities  

It is acknowledged that a number of objections have been received from neighbouring residents 
and this section of the report will respond to the objections in turn relating to topic heading of the 
objections:  

Noise and Disturbance  

A number of residents have objected on the grounds that the development would lead to issues 
of noise and disturbance.  Officers have considered this issue and consider that the site was 
previously designated as an employment site which would potentially have a greater impact on 
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potential noise pollution than the proposed residential use of the site and therefore the residential 
use of the site is unlikely to result in significant levels of noise and disturbance.  Furthermore the 
Environmental Health Officer was consulted and did not raise any objections in relation to noise 
and disturbance. 

Impact on Highways  

Residents have raised concerns with the highways impact of the development and parking 
facilities.  However Officers consider that it can be argued that the employment use of the site 
could result in a greater number of visitors to the parcel and therefore the use of the site as 
residential is not considered to result in significant pressures on the parking and use of the 
highway. 

The Site would be used as affordable housing 

Whilst the final tenure mix of the site has not been determined at this stage; the outline planning 
permission (04/00240/OUT)  was granted for the development subject to a S106 that required 
on site affordable housing and therefore whilst Parcel E4 was designated as employment land; 
the use of the site as residential development including affordable housing is governed by the 
outline planning permission and therefore officers could not justify refusing permission on the 
basis that the scheme will include affordable housing. 

Cramped form of development  

A number of residents have raised concerns that the development would appear cramped.  
Officers consider that the Design Code Addendum carefully distinguishes between mandatory 
and discretionary elements and the proposed design of the regulatory plan responds to the site 
constraints and follows the approach from the previous approved design code.  Therefore the 
proposed layout is considered to be acceptable and would constitute a cramped form of 
development in the context of the overall Priors Hall development site. 

Therefore the proposal is considered to accord with Policy 1 of the North Northamptonshire Joint 
Core Strategy and would not result in an unacceptable impact on the general amenity of 
neighbouring residents. 

10. Conclusion  
Overall the developer is considered to have addressed all the general and detailed comments 
made by Officers.  The document has been reviewed for its consistency, quality of outcomes and 
design principles and for its application in assessing planning applications.  The Design Code 
provides a set of design controls to ensure the creation of a high quality and sustainable 
development within the Priors Hall site. 

Whilst the proposal does not strictly comply with Policy 22(c) of the North Northamptonshire Joint 
Core Strategy, the application is supported by marketing evidence which demonstrates that the 
proposal is unlikely to come forward as an employment site and when this is considered with the 
reduction in the total housing numbers and consideration of windfall employment sites; the 
proposal is considered on balance to be acceptable. 

RECOMMENDATION 
That the Design Code Addendum is approved and Condition 4 of 13/00026/RVC is discharged 
accordingly. 

 

Appendix A: Employment report  

Appendix B – Urban Civic response to local Plan objection  

Report Author Tass Amlak  

Tel: 01536 464058 

Tel:01536
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Appendix B  
 

  

Iain Smith  

Head of Planning & Environmental Services   

Corby Borough Council  

Deene House  

New Post Office Square  

Corby  

NN17 1DG  

  
 23rd September 2019  Dear Iain,  

  
  

RE: PRIORS HALL PARCEL E4  
 UAC046/jc    

Further to our recent discussions in respect of Parcel E4 and 
our submission of the Employment Land Review prepared 
by Budworth Hardcastle, we note the planning 
policy team’s further comments and would respond 
as follows.  

  
The policy team observe that “no consideration has 
been given to the overall mix of uses within Priors Hall Park 
as a Sustainable Urban Extension and whether the change 
of use of this site could be detrimental in the context of JCS 
Policy 22”. The Budworth Hardcastle report seeks only 
to set out the likely prospect of securing employment use 
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for E4. Against that background, Urban & Civic are intent on 
securing the widest possible range of viable land uses to 
foster a vibrant, sustainable and inclusive community. This 
is evidenced by the full planning application for a care 
home. Use Class C2 – residential institutions – is not 
permitted by the Outline planning permission, so the 
benefit it brings in creating 40-50 FTE jobs (considerably 
more than would be achieved on E4 should this site be used 
for commercial uses) is a positive windfall.   

  
In addition, the newly completed marketing suite and 
adjacent café have created additional employment capacity, 
and we anticipate that the future nursery, gym and shop 
units will bring in excess of 80 further jobs. We believe that 
these developments go a substantial way towards 
redressing the loss of E4 for employment use, and it would 
be wrong to suggest that the site owners are not alert to the 
importance and desirability of creating a mixed-use 
community.  

  
The policy team also states that “the Council’s ELR considers this site 
to be in a reasonable position for employment use next to the Weldon North Industrial 
Estate”. In our view, the potential for a synergistic relationship between E4 
and the Weldon North Industrial Estate is extremely limited. The nature of the activity 
and the physical environment at the Industrial Estate are such that it would be 
undesirable to expand industrial uses into Priors Hall Park. Not only would residents 
resist such a proposal, but occupiers would be mindful of the limitations placed on 
their operation because of adjacent homes and would   find the premises 
undesirable. A future functional relationship between the two sites is very unlikely to 
occur.   

  
  

Furthermore, the policy team states that if there is “no reasonable prospect 
of an application coming forward for employment use on Parcel E4 then, as stated in 
previous comments, consideration should be given to relocating this employment 
provision within the SUE, particularly if this provides scope to improve the employment 
offer within the development”. Unfortunately, the current applications submitted for 
Zones 2 & 3 do not have the ability to provide for additional commercial uses over and 
above those submitted which comprise uses one would expect to see within a 
residential scheme i.e.  A1-A5, D1 & D2; the current application comprises 1000sqm 
of such uses. We would refer again to the proposed care home and office/cafe uses in 
Zone 1 as windfall employment sites.  
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Therefore, for the reasons mentioned above we now hope the Council can agreed the 
use of E4 for residential as proposed in the Design Code Addendum, so that we can 
move forward with our negotiations for affordable housing.  

  
  
We look forward to hearing from you.  

  
Yours sincerely,  

  
JOANNE CAVE  

PARTNER  

  
Email: jcave@davidlock.com  
  
cc.  Tass Amlek, CBC  
 Edward Oteng, 
CBC  

   Nigel Wakefield, U&C  
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