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Development Control Committee 10 November  2015
 
 

 15/00201/DPA Proposed Change Of Use From B1-B8 Use Class To D2 Use 
Class – Unit 3, Pasteur Courtyard, Whittle Road, Corby for The 
Hole In One Golf Centre 

Background 

Pasteur Courtyard comprises of small industrial units formed of two terraces located at the 
southern end of Whittle Road. The area is a primarily industrial in nature.  

The application is for unit 3 which is one of the middle units located on the northern side of 
Pasteur Courtyard.  

This application constitutes a departure from the development plan as the application seeks 
consent for a town centre use within an employment area. 

Description 

This application seeks consent for a change of use from B1/B8 use class (business/storage 
or distribution) to D2 use class (assembly and leisure) for an indoor golf simulator centre. 

Site History 

There is no relevant site history. 

Policies 

National Planning Policy Framework (NPPF) 

National Planning Practice Guidance (NPPG) 

Policies 11 and 13 of the North Northamptonshire Core Spatial Strategy (NNCSS) 

Consultation 

Environmental Quality – No objections or comments to make. 

Crime Prevention Design Advisor – My only comment is that as an informative I would 
strongly recommend that the existing alarm is upgraded to a monitored system that satisfies 
the criteria of Northamptonshire police policy to obtain police response through the alarm 
companies monitoring station. The location makes the premises vulnerable to attack and with 
probably nobody in the area to respond at certain times a police response will help prevent 
any sustained attack taking place. 

Local Plans - It is acknowledged that the proposed development will bring employment to the 
unit. It is also acknowledged that the premises are small scale and represent only a small 
proportion of the overall employment land supply. However, the letter from Gorell Barnes, 
dated 3rd August 2015, confirms limited marketing period of three months. The proposal 
would introduce a non-industrial use into an existing industrial estate and small units, such as 
the application premises are intended to provide accommodation opportunities for small and 
start-up businesses. The loss of small units like this one to non-industrial uses would erode 
the supply of these kinds of premises to genuine industrial businesses and make it more 
difficult to resist similar proposals elsewhere. Whilst it could be argued that the loss of the 
unit to non-industrial use like the Golf Centre might be considered inconsequential and would 
have an immediate impact on creating employment opportunities, the premises sit within a 
well established industrial estate and limited marketing has been carried out to demonstrate 
that that there is no demand for employment use. 

Economic Development Officer - The sort of use you would expect to find on industrial 
estates these days. It is a form of employment use, though not B class. It is difficult to 
envisage that the scale of these types of uses likely to arise will damage the stock of B1 and 
B8 units in Corby, which is very large. 
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Property Department - 3 months is not a long term vacancy and so it is possible that a B1 
user may come forward at some point in the preceding 3 months. A landlord would be keen 
to secure a letting within 6 months whilst empty property rates is applicable. However at the 
point of marketing the golf tenant is the only user (we are told) that has come forward. You 
may wish to request a log on enquiries received as evidence that no other suitable users 
were available, given there are already other none B1 uses, leisure and bulk good, on the 
estate my view is it would be difficult to argue that the proposed use is not in keeping. 
Additionally, given speculative build is generally not happening in the town I cannot readily 
think of alternative locations for the golf tenant.  

Highway Authority – No objection. The Planning Authority should satisfy itself regarding 
parking and servicing the site. 

Advertisement/Representations 

1. Site Notice – Site notice was posted on a lamp post outside the site on 12th June 2015 

2. Public Notice (ET) – An advert was placed in the local paper on 2nd July 2015 

3. Neighbour Notification –  

 City Electrical Factors Ltd, 1 Pasteur Courtyard 

 Oakley Refrigeration and Air Conditioning, 2 Pasteur Courtyard 

 4 Pasteur Courtyard 

 Intersnack Ltd, 5-6 Pasteur Courtyard 

 Forest Gate Motors Corby Ltd, Whittle Road 

 Lubron Oils Ltd, Whittle Road 

4. Summary of Representations – No representations received. 

Report 

This application relates to a building located within the existing employment area. The 
proposal is to change the use of the building from B1/B8 use class (business/storage or 
distribution) to D2 use class (assembly and leisure). The proposed D2 use is for an indoor 
golf simulator centre. 

The primary consideration in respect of the application is the policy implication of the 
development. The employment area is protected by Policy 11 of the North Northamptonshire 
Core Spatial Strategy which seeks to retain employment land within North Northamptonshire. 
The proposed use is a D2 leisure use which the NPPF seeks to direct towards town centres 
as they are predominantly for visiting members of the public and to increase the vitality of 
town centres.  

The application has been carefully considered by the Local Plans department who have 
provided detailed comments on the application along with the Economic Development Officer 
and the Councils property department. 

The proposal will result in the loss of 186 square metres of industrial floor space and loss of 
the industrial unit within the well established industrial estate. The current industrial estate 
provides the main supply of employment land within the Borough and the NNCSS indicates 
the need for a cautious approach when it comes to the loss of employment sites unless it can 
be demonstrated that an alternative use would not be detrimental to supply.  

There are no obvious constraints that prevent employment development from coming 
forwards at this location. It is however, acknowledged that the site has been marketed since 
August 2014 by the landlord but not actively marketed by a commercial property agent until 
February 2015. This is the case because the previous tenant went into administration and 
the premises were held by administrators and the landlords did not regain possession until 
February.  



090 

The agent has subsequently provided further information to show that within Pasteur 
Courtyard there are three vacant units out of six as well as another unit which is likely to be 
vacated in November. This clearly illustrates that there is not a under supply of these types of 
units in this vicinity. The loss of this unit within Pasteur Courtyard to a D2 use is not 
considered to be significant to the overall supply of B1/B8 uses within Corby. This is 
emphasised by the consultation response by the Economic Development Officer who 
acknowledges that these types of uses are what you would expect on a industrial estate and 
the loss of the unit to a leisure use is unlikely to result in any impact on the supply of B1/B8 
units in Corby.    

The NPPF seeks to direct leisure development such as the indoor golf simulator centre 
towards town centres. The NPPF states;  

23.   Planning policies should be positive, promote competitive town centre environments 
and set out policies for the management and growth of centres over the plan period. In 
drawing up Local Plans, local planning authorities should: 

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

 define a network and hierarchy of centres that is resilient to anticipated future 
economic changes; 

 define the extent of town centres and primary shopping areas, based on a clear 
definition of primary and secondary frontages in designated centres, and set 
policies that make clear which uses will be permitted in such locations; 

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

 retain and enhance existing markets and, where appropriate, re‑introduce or 
create new ones, ensuring that markets remain attractive and competitive; 

 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; 

 allocate appropriate edge of centre sites for main town centre uses that are well 
connected to the town centre where suitable and viable town centre sites are not 
available. If sufficient edge of centre sites cannot be identified, set policies for 
meeting the identified needs in other accessible locations that are well connected 
to the town centre;  

 set policies for the consideration of proposals for main town centre uses which 
cannot be accommodated in or adjacent to town centres; 

 recognise that residential development can play an important role in ensuring the 
vitality of centres and set out policies to encourage residential development on 
appropriate sites; and 

 where town centres are in decline, local planning authorities should plan positively 
for their future to encourage economic activity. 

24. Local planning authorities should apply a sequential test to planning applications for main 
town centre uses that are not in an existing centre and are not in accordance with an up-
to-date Local Plan. They should require applications for main town centre uses to be 
located in town centres, then in edge of centre locations and only if suitable sites are not 
available should out of centre sites be considered. When considering edge of centre and 
out of centre proposals, preference should be given to accessible sites that are well 
connected to the town centre. Applicants and local planning authorities should 
demonstrate flexibility on issues such as format and scale. 
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26. When assessing applications for retail, leisure and office development outside of town 
centres, which are not in accordance with an up-to-date Local Plan, local planning 
authorities should require an impact assessment if the development is over a 
proportionate, locally set floorspace threshold (if there is no locally set threshold, the 
default threshold is 2,500 sq m).This should include assessment of: 

 the impact of the proposal on existing, committed and planned public and private 
investment in a centre or centres in the catchment area of the proposal; and 

 the impact of the proposal on town centre vitality and viability, including local 
consumer choice and trade in the town centre and wider area, up to five years 
from the time the application is made. For major schemes where the full impact 
will not be realised in five years, the impact should also be assessed up to ten 
years from the time the application is made. 

27. Where an application fails to satisfy the sequential test or is likely to have significant 
adverse impact on one or more of the above factors, it should be refused. 

It is noted that there is not an up-to-date local plan in respect of town centre allocations and 
therefore Paragraph 24 above applies. The applicant has considered a number of available 
units within the town centre and edge of centre locations but has rejected these on the basis 
of lack of internal height because of the hardware required; units being too large or too small; 
no on-site parking; and financial viability. It is considered that there are no suitable sites that 
are available and as such 3 Pasteur Courtyard is an appropriate location for the proposed 
use. 

The proposed indoor golf simulator centre is a unique facility within Northamptonshire and as 
a concept is rare in the UK. The proposal will be a dedicated centre providing three 
simulators which are open for booking by the general public. Each simulator is provided with 
it own tee and the course image is displayed on a large screen. The software and hardware 
provide an interactive golfing experience where the player can select his/her chosen golf 
course and play championship round of golf or alternatively they can select to practice on a 
golfing range. It is considered that the proposal will compliment and enhance the existing golf 
offer within Corby and as such should be supported. Further to this the provision of additional 
sports facilities is generally supported and will contribute towards the desire for a healthier 
active population. 

Members may recall that a similar leisure proposal (Corby Smash Table Tennis Centre) was 
granted approval at Development Control Committee on 15th September 2015. The proposal 
was subject to conditions including temporary five year consent. The reason for the condition 
was to protect the employment area for employment uses and to try and locate leisure uses 
such as this within town centre. Members decided to agree to a ten year temporary consent 
following additional information being provided by the applicant to suggest that the proposal 
would be unviable if they were only granted five year consent.  

The agent for this application has put forward a case to suggest that a ten year temporary 
consent will not be economically viable for their proposal because of the financial outlay in 
providing such a facility. In this instance the outlay include premises rent, staffing cost, 
business rates, purchase cost of equipment and cost of building work in converting the unit. 
The applicant has suggested there will be a significant pay-back period before the outlay of 
the equipment is met and the business generates profit. They have suggested that securing 
money from a lender for even ten year permission is likely to be problematic in the current 
economic environment because of the level of scrutiny before a lender is willing to provide a 
loan. The applicant has therefore considers the provision of a temporary consent in regards 
to this proposal is unreasonable. Having considered the information in the round and given 
the Economic Development Officers comments it is felt that in this instance that that a 
condition to make this a temporary use is considered unreasonable. It is however, 
considered reasonable that a condition is imposed to ensure that if the use as a indoor golf 
simulator centre ceases at the unit for more than three months then the use of the unit will 
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revert back to B1/B8 use. This will protect the site for employment use in the long term 
should the proposed use as an indoor golf simulator centre ever cease. 

There are no noise issues associated with the proposed change of use and given the 
absence of sensitive neighbouring restricting the hours of operation of the proposed use is 
considered unnecessary. In regards to highway matters the Highway Authority has not 
objected to the proposal subject to the Council being satisfied with the level of parking. It is 
noted on the plans submitted with the application that nine parking spaces are provided 
which is considered more than sufficient given that the proposal operates on an appointment 
basis.   

In conclusion it is considered that the usage of the site as an indoor golf simulator centre is 
considered to be an acceptable given that there are no sequentially preferable sites. The site 
has been vacant for over a year and has been actively marketed during part of this period 
without any potential tenants other than the proposed user coming forward. It must also be 
recognised that half the units within Pasteur Courtyard are currently vacant and the advice 
given suggests that the loss of this unit is not considered to be significant in the overall 
supply of B1/B8 use sites in the Borough. Subject to the conditions attached the application 
is considered to be acceptable in light of the economic climate and the desirability of 
encouraging sports activities within the Borough. 

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. The building shall only be used as an indoor golf simulator centre and for no other 
purpose in class D2 (Assembly and Leisure) of the schedule to the Town and Country 
Planning Use Classes Order 1987 (as amended), or any subsequent Order or statutory 
provision amending, revoking or re-enacting that Order.  

Reason: In order to protect the use and character of the area and alternative D2 uses have 
not been sequential assessed for impact on the town centre in accordance with 
guidance within the National Planning Policy Framework and Policy 11 of the 
North Northamptonshire Core Spatial Strategy. 

3. In the event that the indoor golf simulator centre ceases operation for a period of 3 
months or longer the unit shall revert to its former use of B1/B8 use (business/storage 
and distribution). 

Reason:  In order to protect the use and character of the area and since alternative D2 uses 
have not been sequential assessed for impact on the town centre in accordance 
with guidance within the National Planning Policy Framework and Policy 11 of the 
North Northamptonshire Core Spatial Strategy. 

4. This permission relates to the change of use only and does not grant permission for any 
other works to the building. 

Reason: In order to define the permission in accordance with Policy 13 of the North 
Northamptonshire Core Spatial Strategy. 

NOTE TO APPLICANT: 

1. It is strongly recommended that you speak to the Crime Prevention Design Advisor on 
initiatives that could significantly reduce/prevent crime in regards to this unit. They can be 
contacted on Tel: 03000 111 222 Extn. 346140.  
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REASON FOR APPROVAL: 

It is considered that the usage of the site as an indoor golf simulator centre is considered to 
be acceptable given that there are no sequentially preferable sites. The site has been vacant 
for over a year and has been actively marketed during part of this period without any 
potential tenants other than the proposed user coming forward. The loss of the unit to a 
leisure use is not considered to be significant in the overall supply of B1/B8 use sites in the 
vicinity and the Borough as a whole. Subject to the conditions attached the application is 
considered to be acceptable in light of the economic climate and the desirability of 
encouraging sports activities within the Borough. This permission is granted in accordance 
with guidance within the National Planning Policy Framework, National Planning Practice 
Guidance and Policies 11 and 13 of the North Northamptonshire Core Spatial Strategy.  

STATEMENT OF APPLICANT INVOLVEMENT: 

Discussions with the applicant have lead to the provision of additional information which 
addresses concerns relating to loss of the employment site and the town centre use being 
located outside of the town centre.  

Officer to contact:  

Mitesh Rathod  
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