
Development Control Committee 7 October 2020 

 
 

Application for Planning Permission 

 

 20/00160/DPA Proposed change of use from laundry (Use Class A1) to hot food 
take away (Use Class A5) on ground floor including external 
alterations At 14 New Post Office Square, Corby, NN17 1PB. 

1. Site surroundings: 

1.1 The site is within the Town Centre and is accessed from the pedestrian area of New Post 
Office square. At present, the unit is vacant but was formerly a laundry shop.  

1.2 This particular section of New Post Office Square is made up of a mixture of uses including 
A1 (shops), A2 (building society), A3 (chip shop/restaurant), A4 (public house) and A5 (hot 
food takeaway).  This is as a result of the focus of the primary shopping frontage moving from 
this area since the opening of Willow Place in late 2007.  

2. The Proposal:  

2.1 The application is for the change the use from Use Class A1 (laundry) to Use Class A5 (hot 
food take away).  New high level windows and doors are proposed to the existing shop front.  

2.2 The proposal will also involve up to 4 part time new job creation.  

2.3 The Town and Country Planning (Use Classes) (Amendment) (England) Regulations 2020 
amend the Town and Country Planning (Use Classes) Order 1987 and introduce significant 
changes to the system of 'use classes'. 

2.4 From 1 September 2020 Class A1 (shops) are effectively replaced with the new Class E 
(Commercial, Business and Service) and A5 (hot food takeaway) uses become defined as 
‘Sui Generis’ (without classification) 

2.5 It should be noted that, applications for planning permission, which are submitted before 1 
September 2020 and refer to the existing use classes in place at that time, must be determined 
by the local planning authority using the use classes in place at the time of submission rather 
than the new ones.  

3. Site History:  

3.1 92/00307/CO- 13 14 and 15 New-Post Office Square Corby - Removal of canopies, erection 
of an entrance structure and repaving. Application permitted on 15.02.1993.  

4. Policy Context:  

4.1 The key parts of the NPPF (2019) in relation to this proposal are as follows: 

- NPPF Section 6- Building a strong competitive economy 

- NPPF Section 7- Ensuring the vitality of town centres  

4.2 In July the North Northamptonshire Joint Core Strategy (JCS) was adopted by the Joint 
Committee representing the District Councils of Corby, East Northamptonshire, Kettering and 
Wellingborough, as well as Northamptonshire County Council. The following policies are 
considered relevant for this application: 

- Policy 1 (Presumption in favour of Sustainable Development) 

- Policy 6 (Development on Brownfield Land and Land affected by contamination) 

- Policy 11 (The Network of Urban and Rural Areas) 

- Policy 12 (Town Centres and Town Centre Uses) 

- Policy 22 (Delivering Economic Prosperity) 

5. Consultation: 
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CBC Head of Environmental Services-  

5.1 (03.06.2020) Council’s Environmental Services was consulted in relation to the land 
contamination. The EHO has reviewed the submission and recommended refusal on the 
grounds of insufficient information. The officer provided the following observations: 

Dry cleaning machine 

The premises was previously operated as a dry cleaners and the dry cleaning machine 
may still be in situ. Written verification from a suitably competent person is required to 
ensure the machine has been removed competently and correctly and that no 
contamination has occurred during removal. If contamination has occurred then further 
action may be required by the applicant to ensure the premises are suitable for the 
intended use. 

Kitchen Ventilation and Extraction – Noise/Odour Impact 

There is no information provided with regard to how the applicant intends to control 
noise and odour to the existing residents in the vicinity. I note there is a residential 
dwelling immediately above the intended development. I have attached a good 
practice note for the applicant to review which includes the information required. 

Operational Hours 

Hours of intended operation are required in order to assess the potential impact of 
noise and odour on residential amenity. 

Waste 

The applicant has indicated where it is intended to store waste produced by the 
development, however, additional information is required on how to prevent odour/flies 
etc negatively affecting the residential amenity of existing residents. 

5.2 (16.07.2020) Additional information has been provided by the applicant to address the 
concerns raised by EHO. The officer have reviewed the submission and confirmed removal of 
their objection subject to planning conditions. 

CBC Local Plans 

5.3 (10.06.2020) Local Plans Section was consulted on this application and the officer 
recommended that further information be submitted to demonstrate that the proposed change 
of use from A1 to A3 would add to the attractiveness of Corby town centre and would not result 
in the predominance of A1 use being critically undermined, as required by JCS Policy 12 and 
P2LP Policy 21. 

5.4 (11.08.2020) Applicant has provided a Planning Statement to demonstrate compliance with 
relevant Policies of Development Plan. Local Plans Officer have reviewed the submission and 
commented as follows: 

Supplementary comments are provided in relation to the following submitted 
documents: 

- Planning Statement NN17 1PB 

- Response to Request for Additional Information 14 Post Office Square, 15.07.2020 

Previous Officer Comments, dated 10 June 2020, explained that JCS Policy 12 
supports proposals for change of use or redevelopment within Primary Shopping Areas 
if the proposal adds to the attractiveness of the centre and does not lead to the 
predominance of A1 retail use being critically undermined. In order to add to the 
attractiveness of the centre, P2LP Policy 21 expects development to complement the 
retail function and make a positive contribution to the vitality and viability of the town 
centre; and avoid an over concentration of a particular non A1 use which risks 
undermining the vitality and viability of the town centre. 
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The Planning Statement makes some attempt to address the requirements of JCS 
Policy 12 and P2LP Policy 21, in particular the proposed change of use to a hot food 
takeaway would bring back into use an otherwise vacant retail unit, which could make 
a positive contribution to the vitality and viability of the town centre. Paragraph 5.4 
(second paragraph 5.4) of the Planning Statement states “it can be shown that 
predominance of A1 retail use at the location will not be undermined by the proposal” 
and refers to figure 2 to demonstrate that the concentration of A1 units would not be 
less than 75% of the total units; however, it is unclear how this percentage has been 
reached based on the information provided within figure 2, which is a screen 
photograph of some units along New Post Office Square. It is considered that the 
information as presented is not sufficient to determine whether the predominance of 
A1 retail use would be critically undermined by the proposal or if the proposed change 
of use would result in an over concentration of a particular non A1 use, which risks 
undermining the vitality and viability of the town centre. 

5.5 (17.08.2020) Additional information was provided by the applicant to address the Policy 
requirements of JCS. Local Plans Officer has assessed the submission and confirmed that 
the additional information satisfies the requirement to demonstrate the predominance of A1 
retail use would not be critically undermined by the proposals. 

CBC Property Services:  

5.6 No comments received. 

NCC Highways Authority 

5.7 (11.06.2020) Northamptonshire County Council Highways was consulted in relation to parking 
and highways safety. No objection has been raised to the proposal subject to planning 
condition related to operational vehicles. The following observations are provided: 

Observations: 

The site is located in the centre of the main shopping area of the town, therefore 
parking and servicing have no opportunities to be altered. 

The town centre does suffer from a lack of covered secure cycle parking and the LHA 
request that the LPA consider this deficiency and whether there are any opportunities 
for this application to provide something towards improving sustainable access to the 
site. 

The application does not appear to propose any alterations to the site frontage that 
would physically impact the public realm. 

6. Advertisement: 

6.1 Site Notice – Site notice posted on 05.06.2020. 

6.2 Notice: (ET) – N/A. 

7. Representation   

7.1 Neighbour Letters – Letters were sent to 37 neighbouring units with the consultation period 
expiring 26.06.2020. 

7.2 Summary of Representations – Three letters of objection were received on the following 
grounds: 

- Negative impact  on existing takeaway business 
- Potential increase of food waste within the area 
- Impact on neighbouring residential amenity 
- Odour and noise  
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8. Officers Assessment: 

8.1 Key Determining Issues: 

 Principle of Development 

 Design and Appearance 

 Neighbouring Amenity 

 Highway Issues 

Principle of Development 

8.2 Policy 12 of the adopted North Northamptonshire Joint Core Strategy (JCS, 2016) aims 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 and supporting 
the provision of additional residential uses on appropriate sites including the re-use of vacant 
space above shops. 

8.3 JCS Policy 12 supports proposals for change of use or redevelopment within Primary 
Shopping Areas if the proposal adds to the attractiveness of the centre and does not lead to 
the predominance of A1 retail use being critically undermined. 

8.4 Sufficient information have been provided by the applicant which adequately addresses the 
requirements of JCS Policy 12, in particular the proposed change of use to a hot food 
takeaway would bring back into use an otherwise vacant retail unit, which could make a 
positive contribution to the vitality and viability of the town centre and the loss of one A1 unit 
would not significantly undermine the predominance of A1 retail use within the area. 

8.5 Overall, the proposed development is fundamentally a commercial development within the 
Town Centre location. Commercial development of this nature is supported within the Core 
Spatial Strategy thus the principle of the development in this location is considered acceptable. 
However, consideration must be given to the appropriateness of this particular use and in 
particular the impact on the street scene, impact on neighbouring amenity and the impact on 
the highway safety. 

Design and Appearance 

8.6 Policy 8 of the NNJCS states that development should respect and enhance local character 
by ensuring that it responds to its topography, wider context and the landscape setting. 

8.7 Paragraph 127 of the NPPF demonstrates how well designed places can be achieved through 
sustainable development. 

8.8 With regard to this application, no extensions are proposed with part of the existing unit to be 
utilised internally for the change of use. The only alterations proposed are to replace the 
existing front windows/doors with new high level windows/doors. 

8.9 In regards to the materials for the proposed development, will be controlled through condition, 
but fundamentally the scheme is considered to be acceptable from a design perspective. In 
any case any requirement for advertising would be subject to a separate application for 
advertisement consent. 

Neighbouring Amenity 

8.10 Policy 8 of the NNJCS demonstrates the necessity of protecting amenity by development not 
resulting in an unacceptable impact on the amenities of future occupiers, neighbouring 
properties or the wider area. 

8.11 Paragraph 127 of the NPPF lays emphasis on high-quality design and a good standard of 
amenity for improving the character and quality of an area and the way it functions. 

8.12 The change of use of the unit will have no significant impact upon the street scene or 
neighbouring amenity with minimal external alterations proposed. The proposed use is for 
commercial/retail use within an area surrounded by such uses. On this basis it is considered 
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that the proposal would not result in any significant adverse impact on the amenities and the 
operating circumstances of adjacent commercial uses.  

8.13 Environmental Health Officer has been consulted on the application and advised that 
conditions related to contamination, noise, refuse and hours of operation should be emplaced 
should Planning Permission be granted. Officers concur and are satisfied that subject to the 
imposition of these conditions, the proposed development is considered to be acceptable in 
respect of neighbouring amenity.  

Parking and Highway Safety  

8.14 The application has been reviewed by the Highway Authority and have not raised any 
concerns to the proposed development. They have suggested condition related to operational 
vehicles to control any material spillage, wind blow and odour nuisance. It is also considered 
that due to the nature of the commercial activity within the site, the proposal would not cause 
any additional impact on the existing parking arrangement and highway safety. Moreover, the 
site is highly accessible via a range of transport modes.  

8.15 Subject to appropriate conditions in place, LPA considers that the proposed scheme would 
not compromise highway safety or the satisfactory operation of the highway network. The 
proposal would therefore, accord with JCS Policies and NPPF which seek to ensure new 
development meets the need of the area without compromising the safe and satisfactory 
operation of the highway network. 

9. Conclusion 

9.1 It is considered that the proposed change of use of the unit from A1 (Launderette) to A5 (Hot 
Food Takeaway) is acceptable. The development would not adversely affect the amenity of 
adjoining neighbours and would not be detrimental to highway safety. Furthermore, it is 
considered that the development is not detrimental to the character of the local area. 

9.2 The proposal is therefore considered in accordance with Policies 1, 6, 8, 12 and 22 of the 
North Northamptonshire joint Core Strategy 2016 and no other material considerations 
indicate that the policies of the development plan should not prevail, furthermore the decision 
has been reached taking into account paragraphs 126 and 127 of the National Planning Policy 
Framework 2019.  

10. Pre-commencement Condition: 

10.1 The Town and Country Planning (Pre-commencement Conditions) Regulations 2018 (S.I. 
2018 No. 566) came into force on 1st October 2018.  These Regulations derive from changes 
made to the Town and Country Planning Act 1990, by Section 14 of the Neighbourhood 
Planning Act 2017.  The combination of a new Section 100ZA(8) in the 1990 Act and the 
Regulations means that after 1st October 2018, a "relevant" planning permission for the 
development of land may not be granted subject to a pre-commencement condition without 
the written agreement of the applicant to the terms of the condition. (Section 100ZA (5)). 

10.2 Corby Borough Council gave notice under Section 2(4) of the Regulations to the agent on 10th 
September 2020 of the intention to impose pre-commencement conditions. 

11. Recommendation: 

11.1 It is the Officer recommendation that Committee be minded to approve the application subject 
to the following conditions.  

CONDITIONS: 

The development hereby permitted shall begin before the expiration of three years from the 
date of this permission.  

Reason:  As required by Section 91 of the Town and Country Planning Act 1990, as amended 

by Section 51 of the Planning and Compulsory Purchase Act 2004. 
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1. The development hereby approved shall be built in accordance with the approved plans as 
listed below in the 'Schedule of Plans'. The development shall be completed in accordance 
with the approved plans unless alternative details have been subsequently approved 
following an application for a non-material amendment.   

Reason: To specify the permission and for the avoidance of doubt. 

2. The development hereby approved shall be constructed entirely of the materials as detailed 
in the Application Form/drawings, received by the Local Planning Authority.  

Reason: To ensure a satisfactory appearance in the interests of visual amenity and to 
comply with Policy 8 of the North Northamptonshire Joint Core Strategy. 

HIGHWAYS 

3. The developer shall put in place systems to ensure that all operational vehicles arriving at 
or leaving the site are appropriately sealed or covered, to prevent any material spillage, 
wind blow and odour nuisance and be cleansed of debris. Any debris deposited on the 
adopted highway (maintainable at public expense) during construction is to be removed 
and the highway cleansed. 

Reason: In the interests of safe operation of the highway in the lead into development both 
during the demolition and construction phase of the development in accordance 
with Policies 8 and 15 of the North Northamptonshire Joint Core Strategy 2016.  

LAND CONTAMINATION 

4. Unless otherwise agreed by the Local Planning Authority, development other than that 
required to remove the insitu dry cleaning machine must not commence until written 
verification from a suitably competent person is submitted and approved by the LPA to 
ensure the machine has been removed competently and correctly and that no 
contamination has occurred during removal. 

Reason: To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, 
property and ecological systems, and to ensure that the development can be 
carried out safely without unacceptable risks to workers, neighbours and other 
offsite receptors   

5. In the event that unexpected contamination is found at any time when carrying out the 
development hereby approved, it must be reported immediately to the Local Planning 
Authority. Development works at the site shall cease and an investigation and risk 
assessment undertaken to assess the nature and extent of the unexpected contamination. 
A written report of the findings shall be submitted to and approved by the Local Planning 
Authority, together with a scheme to remediate, if required, prior to further development on 
site taking place. Only once written approval from the Local Planning Authority has been 
given shall development works recommence.  

Informative: This must be conducted in accordance with DEFRA and the Environment 
Agency's 'Land Contamination: Risk Management' (or any guidance revoking and replacing 
this guidance with or without modification)'. 

Reason: To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, 
property and ecological systems, and to ensure that the development can be 
carried out safely without unacceptable risks to workers, neighbours and other 
offsite receptors    

KITCHEN VENTILATION & EXTRACTION (COOKING OF FOOD ON PREMISES) 

6. Prior to the commencement of the use hereby approved the cooking equipment installed 
shall have an associated odour control system; details of which shall be submitted to and 
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approved by the LPA. The scheme and any required works shall thereafter be maintained 
in accordance with the approved details 

Reason: In the interest of residential amenity with regard to odour and noise. 

7. Prior to the commencement of the use hereby approved a scheme for the acoustic 
treatment of the odour control system to prevent the emissions of noise affecting noise 
sensitive premises shall be submitted to the local planning authority for approval. 

Reason: In the interest of residential amenity with regard to odour and noise. 

8. Upon completion of all works to implement the approved scheme, testing shall be carried 
out and a report submitted to the local planning authority to verify the schemes 
effectiveness. The scheme approved by local planning authority shall be fully implemented 
in accordance with the approved details before the use, the subject of this consent, 
commences. The scheme and any required works shall thereafter be maintained in 
accordance with the approved details. 

Reason: In the interest of residential amenity with regard to odour and noise. 

Informative: In submitting schemes for the control of fume, odour and noise the developer 
shall have regards to the 'Guidance on the Control of Odour and Noise from Commercial 
Kitchen Exhaust Systems', a report prepared by Netcen on behalf of the Department for 
Environment, Food and Rural Affairs, and published in January 2005.  

The provisions of the scheme shall include physical controls, operational restrictions and 
administrative controls, where appropriate. The noise survey/prediction informing the 
scheme shall be carried out in accordance with BS 4142:2014+Al:2019 (or later 
amendments) and shall ensure that the rating level of the noise emitted from the proposed 
odour control system shall be lower than the existing background noise level by at least 5 
dB and shall have no significant tonal component within any 1/3 Octave Band Level during 
the operation of the system. Where any 1/3 octave band level is 5 dB or above the adjacent 
band levels the tone is deemed to be significant.  

"Noise sensitive properties" includes flats above or adjacent to the premises. 

HOURS RESTRICTION (HOT FOOD RESTAURANT/TAKEAWAY)  

9. No customer shall be admitted to, or allowed to remain on the premises outside the hours 
of 0900 to 2300 on any day.  

Reason: In the interest of residential amenity. 

REFUSE (NON DOMESTIC USES I.E, TAKEAWAYS)  

10. Prior to the commencement of the use hereby approved, a scheme for the storage and 
collection of waste shall be submitted to and approved by the LPA. These facilities shall be 
retained at all times thereafter, unless otherwise agreed in writing with the Local Planning 
Authority. Informative: the public litter bin may not be used to dispose of waste generated 
by customers and should not be included in the above referenced scheme.  

Reason: In the interest of public health and residential amenity. 

12. Schedule of Plans and Documents: 

- Locations Plan, Dwg. No.- PP/19/0301-03 

- Block Plans, Dwg. No.- PP/19/0301-02 

- Plan & Elevations as Existing, Dwg. No.- PP/19/0301-01 

- Plan as Proposed, Dwg. No.- PP/19/0301-04 

- Elevations as Proposed, Dwg. No.- PP/19/0301-05 

- Planning Statement, Issue No- P02, dated 24/07/2020 

- Applicants email providing further information in regards to section 5.4 of the Planning 

Statement, dated 17th August 2020 
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- Response to request for additional information on 20/00160/DPA – 14 New Post 
Office Square, Prepared by MGN Group Consultants, dated 15/07/2020  

13. Informative:  

a. In dealing with the application the Council has implemented the requirement in the National 
Planning Policy Framework 2019 to work with the applicant in a positive and proactive way. 
We have made available detailed advice in the form of our statutory policies from the 'Saved' 
Local Plan Policies 1997, Joint Core Strategy Adopted July 2016, Supplementary Planning 
Documents, Planning Briefs and other informal written guidance, as well as offering a full pre-
application advice service, in order to ensure that the applicant has been given every 
opportunity to submit an application which is likely to be considered favourably. 

b. Registration of food premises - Should consent be given the applicant is reminded that the 
premises must be registered with Environmental Health at least 28 days before opening. 
Further information regarding food safety and hygiene can be obtained by contacting 
healthprotection@corby.gov.uk 

Human Rights Act 1998  

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

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

Section 17 of the Crime and Disorder Act 1998  

Officers have considered, with due regard, the likely effect of the proposal on the need to 
reduce crime and disorder as part of the determination of this application, in accordance with 
section 17 of the Crime and Disorder Act 1998.  In reaching a recommendation to approve, 
Officers consider that the proposal will not undermine crime prevention or the promotion of 
community safety. 

Officer to Contact: 

Farjana Mazumder 

Email: farjana.mazumder@corby.gov.uk 
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