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Development Control Committee 25 August 2015
 
 

 14/00492/DPA Erection of five units to rear of the site The Lodge Weldon 
Road, Corby for Mr Groom  

Background 

The Lodge was formerly a hostel located at the edge of the residential development on 
Weldon Road adjacent to the former car sales unit. Weldon Road is a dual carriageway with 
the lodge located on the southern side of the road. 

The site was previously a care hostel and approximately half of the building has been 
converted into C2 dwellings (flats) with the other half remaining unoccupied.  

This application has been dealt with as a departure which is why the application is being 
presented to committee.  

Description 

This application seeks consent to erect four two storey units to the rear of the site and to 
extend one of the ground floor flats in the main building to create a link to the new section. 

Site History 

12/00411/DPA Conversion to form 9 flats (partly retrospective 2 completed) permitted 
24.01.2013 

Policies 

Policies 7 & 13 of the North Northamptonshire Core Spatial Strategy 

National Planning Policy Framework 

Consultation 

Planning Policy: No comments received 

Anglian Water: We have reviewed the modelling undertaken by REC Ltd for The Lodge 
Corby LLP and are happy with the modelling methodology.  We accept that the results 
indicate that the proposed development at The Lodge, Weldon Road, Corby lies beyond the 
range at which detectable odour from the WRC operation would normally be anticipated. As 
such we can conclude that the risk of a loss of amenity at this development, due to the 
normal operation of Corby WRC is low and therefore this development is considered 
acceptable.  

Environment Agency: 

We have no objection to the above application but have the following comments for your 
attention.  

As the proposed development is within 250m of an existing landfill (waste) facility this 
could result in the community at the proposed development being exposed to odour, noise, 
dust and pest impacts. The severity of these impacts will depend on the size of the facility, 
the nature of the waste it takes and prevailing weather conditions. If the operator can 
demonstrate that they have taken all reasonable precautions to mitigate these impacts, the 
facility and community will co-exist, with some residual impacts.  

In some cases, these residual impacts may cause local residents concern, and there are 
limits to the mitigation the operator can apply. Only in very exceptional circumstances 
would we revoke the operators permit.  

The Environmental Protection (Duty of Care) Regulations 1991 for dealing with waste 
materials are applicable for any off-site movements of wastes. The developer as waste 
producer therefore has a duty of care to ensure all materials removed go to an appropriate 
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permitted facility and all relevant documentation is completed and kept in line with 
regulations. 

If any controlled waste is to be removed off site, then the site operator must ensure a 
registered waste carrier is used to convey the waste material off site to a suitably permitted 
facility. 

The applicant is advised to contact the Environment Management team at Spalding Office 
on 01522 785522 or refer to guidance on our website 

https://www.gov.uk/managing-your-waste-an-overview Should you require any additional 
information, or wish to discuss these matters further, please do not hesitate to contact me. 

Northamptonshire Highways:  

The site already has 1 x 1bed, 7 x 2bed and 1 x 3bed flats (total 9) with 9 formal parking 
spaces. The proposal seeks to add 5 x 2bed and 1 x 3bed flats (total 6) with 16 extra 
spaces giving a total of 15 flats and 25 parking spaces. None of the parking spaces are to 
disabled bay dimensions. Two of the parking bays are detrimental to the flow of traffic as 
they impinge on the turn required at the corner of the new flats.  

To remove these spaces reduces the allocation to 23 spaces with zero disabled allocation.  

Recommendations: 

No objection subject to the following. Vehicular accesses over 45m in length from the 
highway boundary to the face of a building should be referred to a Building Regulation 
Approved Inspector. In such circumstances, access and turning for emergency vehicles 
may be required. As this may affect the layout or arrangement of a development this 
potential constraint should not be over looked. The access should be a minimum of 3.7m 
wide for its whole length, be constructed to accommodate an appliance with a 15 Ton axle 
loading and include turning space for a fire appliance. 

Multiple dwelling bin and recyclable bin stores may be required within the curtilage of a 
development in locations that do not obstruct the highway, or the effective width of a 
private drive or pedestrian access. 

Prior to the commencement of the development hereby permitted, details of measures to 
ensure that mud and other such loose material do not migrate onto the highway shall be 
submitted to and shall be approved in writing by the local planning authority. Such 
measures as may be approved shall thereafter be implemented and maintained for the 
duration of the construction period. 

All operational vehicles arriving at and leaving the site shall be appropriately sealed so as 
to prevent material spillage, wind blow and dust nuisance. 

Parking spaces for the disabled should be allocated as 10% of the total parking and laid 
out as depicted below.  

Housing Strategy 

No objection to this development as in strategic terms there are fewer than 15 units - thus 
no expectation for any affordable housing units. 

In terms of the Growth Agenda for Corby this development clearly helps meet these 
requirements. 

Environmental Services: Bin provisions should be considered for refuse/food waste and 
recycling kerbside collections and bin storage 

Building Control: there is suitable access for fire engines to reach a point where it will be 
within 45 meters from the furthest point (AD B5) 

Advertisement/Representations 

Neighbour Letters were sent on 13 January 2015 to; 
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Corby Motor Services, Jenkins MOT , Parkers and No. 84 & 86 Weldon Road and Derek’s 
Bakery The Grove 

Site Notice was posted on 13 January 2015 

No representations were received 

Report 

This application relates to land to the rear of the existing former hostel building located off 
Corby Road, Weldon. The main building located at the front of the site is a former care hostel 
which has been party converted to create a set of flats with part of the building remaining 
empty. 

The proposal seeks to create a set of new two storey units to the rear of the site which are 
linked to the main structure via a single storey link. The two storey units are proposed to 
have a flat green roof.   

The proposed units are set away from the Corby Road and have limited public visibility. They 
are viewed in the context of the adjacent industrial units to the rear of the site The Grove 
which means that the flat roofed industrial form buildings are less incongruent than they 
would be elsewhere.  

The proposal seeks consent for the erection of four new units as a decrease in numbers from 
the originally submitted 5 units. The reduction was because the units sizes were too small to 
meet minimum internal space standards. The units are vertically divided but have been 
proposed as flats with associated limited private amenity space and to follow those in the 
main property.  

The units have limited external amenity space thought they each have a small balcony which 
overlooks the Grove industrial area to the rear. Policy 13 requires that there is access to 
amenity space from buildings but does not have standards for external amenity space. Since 
the site retains a small area of grass to the East of the main building there is access to a 
limited external amenity space.  

The main outlook of the units is towards the Grove with no windows facing towards the 
Lodge. The position, orientation and layout of the surroundings means there is no loss of 
amenity from overlooking of nearby residential properties.  

The application site is located within the cordon sanitaire of the adjacent Corby Sewage 
Treatment Works (STW). As such it was necessary for an odour report to be provided by the 
applicant. The odour assessment was assessed by Anglian Water to see whether the 
proposal would restrict the planned expansion of the STW or whether the new proposed 
units would be adversely impacted on by the planned expansion. From the report and 
response from Anglian Water the units would not have an unacceptably low level of amenity.  

The units are sufficiently divorced from the Grove industrial units to the rear of the site and 
the impacts have been assessed by the Council’s Environmental Health department and are 
considered to be acceptable.  

The units will have limited levels of amenity but not to the extent that planning permission 
should not be granted given the existing building and the absence of an objection from 
Anglian Water.  

The Highways Authority have raised no objection. Parking provision for the site has been 
referenced. The application shows 25 spaces for the site for the 14 units which given the 
limited number of bedrooms within the units is considered to be reasonable. It is important to 
note that there are no adopted minimum parking standards that can require additional 
parking and no planning requirements to provide disabled parking spaces. It is 
acknowledged that further development on the site could be constrained by the lack of 
parking including the remainder of the main building which may be converted to provide 
additional units in the future.  
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In the absence of a five year housing land supply and limited up-to-date polices, no adopted 
parking standards and in the absence of an objection from Anglian Water, refusal of planning 
permission would not be considered to be justified in this case.  

The Highways Authority have also advised that since the access is over 45m in length that 
the building regulations for access may apply and it may be necessary for emergency vehicle 
turning within the site. It is reasonable to require the access to be upgraded to specification 
however emergency access requirements are controlled by other legislation. Building Control 
have confirmed that the access is considered to be acceptable for fire engines.   

Recommendation:  

 Approve subject to conditions 

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

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

2. Before any construction commences, samples of all materials to be used in the external 
construction of this development shall be provided on site and details (including 
photographs) shall be submitted for the approval in writing by the Local Planning Authority. 
Development shall only take place in accordance with the approved details.  

Reason: To ensure a satisfactory appearance in the interests of visual amenity and to 
comply with Policy 13 of the North Northamptonshire Core Spatial Strategy and 
the National Planning Policy Framework. 

3. Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) (England) Order 2015 (or any subsequent Order or statutory provision 
revoking or re-enacting the provisions of that Order), no extensions or alternations including 
windows, dormer window or doors shall be constructed or erected within the buildings 
hereby permitted without the prior written approval of the Local Planning Authority. 

Reason: In order to protect the character of the proposed development & residential 
amenities of nearby and future occupants and to accord with Policy 13 of the North 
Northamptonshire Core Spatial Strategy and the National Planning Policy 
Framework. 

4. This permission relates to the amended plans received by email 3 March 2015. 

Reason: In order to define the permission as amended.  

5. Prior to the commencement of the construction of the development, details including layout 
plans of the bin storage and collection locations shall be submitted for the written approval of 
the Local Planning Authority and thereafter shall be retained for the lifetime of the 
development.  

Reason: in order to ensure that appropriate provision for waste and recycling has been 
made for the site in the interests of sustainable development.  

6. No part of the development hereby permitted shall be brought into use until the vehicular 
access to the development has been upgraded in accordance with the submitted details and 
to incorporate the requirements below unless alternative details are submitted and approved 
in writing by the Local Planning Authority in advance of any occupation. The access shall; 

 be no less than 3.7m in width for the entire length of the access between the 
road and the new structure 

 be hard-bound and surfaced for a minimum of 10m from the highway 
 have a gradient of no more than 1:15 
 be drained to prevent surface water entering the highway 
 not have any gates erected within it 
 be constructed to carry a 15 ton axle weight  
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and thereafter maintained. 

Reason: In the interests of highway safety and to ensure that emergency vehicles can 
attend the site and to accord with Policy 13 of The North Northamptonshire Core 
Spatial Strategy. 

7. The visibility splays of 2.0x 2.0m pedestrian vision splays at the junction with the public 
highway shall be maintained for the lifetime of the development.  

Reason: In the interests of highway safety 

8. Prior to the commencement of development full elevation drawings at a scale of 1:50 
showing the precise details of all fenestration, external materials and balconies shall be 
submitted for the written approval of the Local Planning Authority and the development shall 
be completed in accordance with the approved details.  

Reason: In the interests of clarity and precision 

Informative 

The applicant is advised that the application has been assessed on the basis of the current 
odour situation on site and is reminded that there are proposed expansions and/or increased 
usage of the adjacent Corby Sewage Treatment Works which may have a different impact on 
future occupiers.  

 Reasons for Approval:  

The proposed units are located towards the rear of the site and have limited public visibility. 
The applicant has demonstrated an acceptable level of residential amenity for future 
occupiers in terms of the adjacent industrial units and the Corby Sewage Treatment Site. 
Subject to the conditions above the proposed units are considered to not adversely impact 
on the amenity of the existing occupiers or adjacent units and do not have an unacceptably 
adverse visual impact on the surrounding area. The proposal is therefore considered to 
comply with Policies 7 & 13 of the North Northamptonshire Core Spatial Strategy and the 
requirements of the National Planning Policy Framework. 

Statement of Applicant Involvement: 

Discussions with the applicant have lead to the submission of amended plans and additional 
reports to address concerns relating to the amenity of future occupiers.  

Officer to contact:  

Gavin Ferries  


