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Development Control Committee  
 

           20 June 2017 

17/00199/DPA Fit out of the 4th floor of The Corby Cube into commercial offices, 
with associated ancillary spaces including a tea room and a 
change of use from A3 (Restaurant) to B1 (Commercial Offices) 
At The Corby Cube, Parkland Gateway, Corby, Northamptonshire, 
NN17 1QG 

Background 

1. The application relates to the fourth floor of The Corby Cube located on the Parkland 
Gateway within the town centre of Corby. The building is located on the corner of Westcott 
Way and George Street with Hazel Wood to the west and Corby International Pool and Savoy 
Cinema building to the north.  

2. Planning permission for the The Corby Cube was granted in 2007 for a multipurpose public 
building housing civic and community functions together with a new arts centre including a 
450 seat adaptable theatre with associated landscaping and pedestrianisation of George 
Street. The fourth floor of building was granted permission to be utilised as a restaurant.  

3. The fourth floor has been vacant since the building was built and has been actively marketed 
by an external agent since July 2015 for a restaurant use however, there have been no 
interest.  

Proposal 

4. The proposal is to fit out of the 4th floor of The Corby Cube into commercial offices, with 
associated ancillary spaces including a tea room and a change of use from A3 (Restaurant) 
to B1 (Commercial Offices). 

5. There is no operational development as part of this application which requires planning 
permission. 

6. Site History 

 06/00342/REG3 - Multipurpose public building housing civic and community functions 
together with a new arts centre including a 450 seat adaptable theatre with associated 
landscaping and pedestrianisation of George Street – Application Pemitted 29th January 
2007 

 Policy 

7. Section 38(6) of the Planning and Compulsory Purchase Act 2004, still requires all 
applications for planning permission to be determined in accordance with the Development 
Plan, unless material considerations indicate otherwise.  

8. The National Planning Policy Framework (NPPF) was adopted by Government in 2012 and 
sets out the planning policies for England and how they are expected to be applied. The 
NPPF is a material consideration in planning decisions.  

9. Paragraphs 214 and 215 of the NPPF make clear that where a local authority does not 
possess a development plan adopted since 2004, due weight may only be given to relevant 
policies in existing plans according to their degree of conformity with the NPPF. Moreover, 
the government has also released further guidance in the form of National Planning Practice 
Guidance (NPPG) which has been taken into consideration.  

10. At the heart of national planning policy is the presumption in favour of sustainable 
development which is seen as a golden thread running through both plan-making and 
decision-taking. Development must fulfil 3 roles, namely an economic, social and 
environmental role in order to be sustainable.  
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11. In July 2016 the North Northamptonshire Joint Core Strategy (JCS) was adopted and this 
document sets out the overall spatial strategy for North Northamptonshire for the period 
2011-2031 and provides the basis for considering any future growth, and a continuing focus 
on the growth of towns as the focus for infrastructure investment and higher order facilities to 
support major employment, housing, retail and leisure development. 

12. Due regard has been had to the implications of both the NPPF, NPPG and JCS during the 
assessment of this planning application.   

13. The Corby Borough Local Plan was adopted in 1997 and certain policies have been saved 
as they are in general conformity with the polices of the NPPF. 

 National Planning Policy Framework (NPPF) and National Planning Practice Guidance 
(NPPG) 

14. The National Planning Policy Framework (NPPF) and National Planning Practice Guidance 
(NPPG) identifies a set of core land use planning principles which now underpin both plan-
making and decision making.  These 12 principles include that planning should proactively 
drive and support sustainable economic development to deliver the homes, business and 
industrial units, infrastructure and thriving local places that the country needs, securing a 
good standard of amenity for all existing and future occupants of land and buildings. 
Achieving these three roles is imperative for any scheme to be considered acceptable. 

15. Policy 1 looks at building a strong, competitive economy. Amongst other points it advises 
planning policies should avoid the long term protection of sites allocated for employment use 
where there is no reasonable prospect of a site being used for that purpose. Land allocations 
should be regularly reviewed. Where there is no reasonable prospect of a site being used for 
the allocated employment use, applications for alternative uses of land or buildings should be 
treated on their merits having regard to market signals and the relative need for different land 
uses to support sustainable local communities. 

16. Policy 2 looks at promoting competitive town centre environments and set out policies for the 
management and growth of centre. 

17. Policy 4 requires transport policies to facilitate sustainable development by contributing to 
wider sustainability and health objectives. 

North Northamptonshire Joint Core Strategy 2011-2031 

18. The North Northamptonshire Joint Core Strategy was adopted in July 2016 by the Joint 
Committee representing the Councils of Corby, East Northamptonshire, Kettering and 
Wellingborough and Northamptonshire County Council.  This is now the strategic plan for the 
period up to 2031.     

The following policies are relevant to the application under consideration: 

19. Policy 1 states that when considering development proposals the Local Planning Authority 
would take a positive approach that reflects the presumption in favour of sustainable 
development contained in the NPPF.  

20. Policy 8 supports the North Northamptonshire place shaping principles and requires that 
development should create connected places; make safe and pleasant streets and spaces, 
and ensure places are adaptable, flexible and diverse as well as creating a distinctive local 
character. This would result in ensuring quality of life and safer and healthier communities. 

21. Policy 12 looks to support the vitality and viability of the town centres in North 
Northamptonshire by securing and maintaining a vibrant mix of retail, employment, leisure 
and cultural facilities. 

22. In this instance, the relevant Local Plan policies possess a good degree of conformity with 
the requirements of both the NPPF and the NPPG. As such, considerable weight may still be 
given to Policies 1, 8 and 12 of the North Northamptonshire Joint Core Strategy (JCS) which 
outlines a number of principles to be complied with to achieve sustainable development. 
These includes promoting good design, planning out crime, reducing flood risk and in the 
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case of sustainable urban extensions, to be integrated with the existing communities but also 
giving residents a sense of place and local identity. 

Consultations 

The following technical consultees were invited to comment on the application and provided 
below are the comments received:  

23. Environmental Services (Environmental Health) – No comments or objections to make 
regarding this application. 

24. Northamptonshire County Council (Highway Authority) – The alteration in use class 
allocation from A3 to B1 shows a decrease in the required car parking space. A construction 
traffic management plan is also requested. 

 Advertisement/Representations 

25. Site Notices were erected on lamp post outside the site on 23rd May 2017. 

26. Public Notice – N/A 

27. Neighbour Notification – 

 Corby East Midlands International Pool, Parkland Gateway 

 1st Floor Offices, The Corby Cube, Parkland Gateway 

 Citizens Advice Bureau, The Corby Cube, Parkland Gateway 

 The Core, The Corby Cube, Parkland Gateway 

 Bistro, The Corby Cube, Parkland Gateway 

 The Library, The Corby Cube, Parkland Gateway 

 Corby Registration Office, The Corby Cube, Parkland Gateway 

 Savoy Cinema, Parkland Gateway 

 Nando Chicken Land Ltd, Parkland Gateway 

 Prezzo Ltd, Parkland Gateway 

 RBW, Parkland Gateway 

 Summary of representations 

28. No representations received in regards to the application. 

Report 

Principle of Development  

29. The starting point for decision making on all planning application is that they must be made in 
accordance with the adopted development plan unless material considerations indicate 
otherwise.  The development plan for Corby comprises of the North Northamptonshire Joint 
Core Strategy and ‘Saved’ policies of the Corby Borough Local Plan. 

30. The NPPF forms the thrust of national planning objectives. The adoption of the Joint Core 
Strategy in July 2016 demonstrates compliance with the policy objectives of the NPPF in 
achieving sustainable development. 

31. Planning permission for The Corby Cube was granted in 2007 for a multipurpose public 
building housing civic and community functions together with a new arts centre including a 
450 seat adaptable theatre with associated landscaping and pedestrianisation of George 
Street. The fourth floor of building was granted permission to be utilised as a restaurant. 

32. The fourth floor has been vacant since the building was built and has been actively marketed 
by an external agent since July 2015 for a restaurant use however, there have been no 
interest. 

33. The proposal is to fit out of the 4th floor of The Corby Cube into commercial offices, with 
associated ancillary spaces including a tea room and a change of use from A3 (Restaurant) 
to B1 (Commercial Offices). 
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34. The NPPF considers offices to be a main town centre use. As such the principle of a change 
of use from A3 (Restaurant) to B1 (Commercial Offices) is considered to be acceptable. 
Further to this Policy 12 of the North Northamptonshire Joint Core Strategy supports 
employment uses in the town centre. The proposal is therefore in compliance with core 
planning principles of the NPPF now embedded within local policy, and the presumption in 
favour of sustainable development is applied.     

Design, Layout and Scale 

35. There is no operational development as part of this application which requires planning 
permission. 

Impact on Neighbouring Uses 

36. The proposed use is on the fourth floor of The Corby Cube building. Neighbouring uses have 
been notified of the application and no objections have been received at the time of writing 
this report. 

37. The proposed use as an office is unlikely to result in significant adverse impact on the 
operating conditions of neighbouring uses. This is supported by the fact that Environmental 
Health have not objected to the proposal. 

38. For the reasons outlined above it is considered that proposed use will not result in any 
significant adverse impact on neighbouring issues and therefore is acceptable in this regard. 

Parking and Traffic Implications 

39. The Highway Authority has been consulted on the application and has advised that alteration 
in use class allocation from A3 (Restaurant) to B1 (Commercial Offices) would result in the 
demand for car parking. On this basis it is considered that the proposal is acceptable in 
regards to parking. 

40. As part of the Highway Authority observations they have requested a construction traffic 
management plan. Given the building works for the change of use will be fairly minor it is 
considered that a construction traffic management plan is not considered necessary in this 
instance. 

41. For the reasons outlined above it is considered that the proposal is considered acceptable in 
regards to parking and traffic implications. 

 Conclusion 

42. The NPPF considers offices to be a main town centre use. As such the principle of a change 
of use from A3 (Restaurant) to B1 (Commercial Offices) is considered to be acceptable. 
Further to this Policy 12 of the North Northamptonshire Joint Core Strategy supports 
employment uses in the town centre.  

43. The proposal will not result in any significant adverse impact on neighbouring uses or result 
in any highway safety implications. 

44. For the reasons outlined above, the application is in accordance with the NPPF and Policies 
1, 8 and 12 of the North Northamptonshire Joint Core Strategy. 

 RECOMMENDATION: 

 It is recommended that planning permission is granted subject to the conditions outlined 
below:  

 Time Limit  

01) The development hereby permitted shall be commenced no later than three years from the 
date of this permission. 
 
Reason: To accord with Section 91 of the Town and Country Planning Act 1990 as 

amended. 
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Reasons for Approval: 

It is considered that, subject to compliance with the conditions attached to this permission, 
the proposed use will not materially harm the character or appearance of the area, whilst 
preserving the amenity of neighbouring uses and highway impacts. Furthermore the 
development will accord with the principles of sustainable development and as such the 
application meets in accordance with the National Planning Policy Framework and Policies 1, 
8 and 12 of the North Northamptonshire Core Spatial Strategy. 

 Statement of Applicant Involvement 

 The application raised no significant planning concerns which would have required the 
involvement of the applicant.   

Officers to contact: 

 Mitesh Rathod 

 Tel No: 01536 464160 

 Email: mitesh.rathod@corby.gov.uk 


