
Development Control Committee 
Tuesday 4 September 2018 
7.00 pm in Council Chamber, The Cube, Corby 
 
Present: Councillor Riley – Chair 

 Councillors Dady, Latta, Sims, Cassidy and Addison 

20. Apologies for Absence 
Apologies for absence were received from Councillors Brown, Rutt, P Beattie, Reay and 
Ferguson.  

21. Declarations of Interest  
Members were asked to declare any personal interests they may have in the business to be 
discussed and/or indicate whether this was prejudicial or non-prejudicial, the nature of any 
interest, and whether they intended participating in the relevant agenda item. Councillor Dady 
declared a personal, non-prejudicial interest in 18/00079/REG4 as he had assisted Nightlight 
some years previously. 

22. Minutes of the Previous Meeting 
Members were requested to approve the minutes of the Development Control Committee 
meeting held on 7 August 2018, copies of which had been circulated. 

RESOLVED that:- 
The minutes of the meeting of the Development Control Committee held on 7 August 2018 
copies of which had been circulated to Members, be agreed as a correct record. 

23. Planning Applications 
23.1 18/00079/REG4 Change of use from Gymnasium to Homeless Hub including    

   Community rooms – Champs Gym, Cannock Road, Corby.  
The application sought consent for change of use from gymnasium (D2) to a homeless shelter 
with additional community facilities, ‘Sui Generis Use class’.  The applicant was a registered 
charity. The officer produced slides showing the current and proposed external and internal 
layouts of the building. 

The building would be used as a shelter for homeless people in the Borough of Corby, 
providing up to 26 beds in total, including a self contained flat and an isolation room. Nine 
temporary sleeping spaces could also be activated in winter under the Council’s Severe 
Weather Emergency Protocol (SWEP). 

The application had previously been deferred by the Committee on the request of the Planning 
Manager to clarify whether, under the 2004 Housing Act and its standard tests, the shelter 
would constitute a House in Multiple Occupation (HiMO) as the Local Planning Authority had 
received conflicting advice on the status of the application in relation to this. 

Counsel advice received on the 20 June 2018 advised that the scheme would be considered 
as an HiMO and therefore be subject to mandatory licensing arrangements.  Further meetings 
were then held between the applicant and CBC officers, resulting in the internal layout being 
reconfigured to meet HiMO floorspace standards. 

Revised plans were resubmitted and external advice was taken as to whether further 
consultation was required.  The Council was advised that as the changes constituted internal 
re-arrangement and a lowering of occupation numbers they did not result in a material change 
and so no further consultation period was required.  Responses received on the previous two 
rounds of consultation had been carried forward and were outlined in the report.  This included 
a petition with 191 signatures. 

All relevant policies had been considered, consultations had taken place with all relevant 
bodies and neighbour notifications had been sent.  All resulting comments were outlined and 
concerns raised on Planning grounds were addressed within the Officer’s report.  
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The controlling conditions, particularly Condition 6 Business Plan, would require further details 
from the applicant and the Local Authority with the aim of reducing harm and potential risks.  
The requirement for the facility to be licensed as an HiMO had brought it under the control of 
the Local Authority and controlling conditions would help to regularly monitor  numbers and 
restrict anti-social behaviour. 

It was concluded that the scheme would provide a necessary facility for local homeless 
people.  The applicant had submitted protocols to be implemented in order to ensure the 
proposal had no adverse impact on the residential amenity of neighbours.  These would be in 
place once the scheme was operational. 

Members of the public who had applied to address the Committee were called forward to do 
so. 

Mr McIlwain had objected to the application. He praised the development of the old football 
club site into Wollongong House and said it was a wonderful legacy for the people of the town. 
The ill conceived application now before Councillors could put paid to all that and he asked if 
Councillors were prepared to instigate such a legacy.  

Mr McIlwain said he had lived in Occupation Road for over 50 years and had experienced a lot 
of comings and goings and anti-social behaviour. His house backed onto the smoking area of 
the proposed shelter and he was concerned about the passive smoking and inappropriate 
language that would have to be tolerated in his garden. 

Mr McIlwain commented on issues experienced in Northampton by a Fire Station in close 
proximity to a similar shelter and said there was no guarantee this would not happen in 
Cannock Road and the surrounding areas. He also pointed out that the Council had a duty of 
care to all residents in the vicinity where the fear of crime was considerable. 

Mrs Nimmo addressed the Committee.  Her mother in law lived in the bungalows some metres 
away from the application site.  Wollongong House and its complex of bungalows was a safe 
environment where residents lived communally and she felt the Council should have the best 
interests of these residents in mind and should be safeguarding the vulnerable occupants. 

The proposed site for the Homeless Shelter was shockingly close to Wollongong House and 
the bungalows and Members needed to see this for themselves in order to make an informed 
decision. 

Mrs Nimmo also asked if Members had taken time to listen to the concerns of the residents in 
order to cast their vote with confidence and had considered the needs of all parties.  The 
future well being of residents was at stake and voting to allow permission for this scheme 
would expose elderly and vulnerable people to an increased risk of harm. 

Mrs Nimmo said that no-one denied there was a need for homeless people to be helped into 
accommodation and work but facilities should be provided in a place that did not put equally 
vulnerable people at risk. 

Mr Mitchell addressed the Committee as Chair of the S&L Rugby Club.  He explained there 
were four clubs that used the S&L Rugby Club facilities which were close to the application 
site. Mr Mitchell objected to the application as it was too close to these facilities and the Rugby 
Club had experienced issues previously. 

Mr Mitchell said he had direct responsibility for over 200 children at weekends and was 
concerned that parents might not want to bring their children to an area where they might 
encounter these people. 

Mr Mitchell commented on the 18 conditions and said there were many questions unanswered 
he said he had no confidence in the management team of the shelter. 

Miss Pun addressed Committee stating that she lived on Occupation Road which was already 
a very busy road with a mixture of schools, clubs and care facilities for both the young and old. 

At the previous meeting Miss Pun said she suffered verbal abuse from attendees supporting 
the application but felt that it was right to return and speak about the vulnerable and air her 
concerns. 
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Miss Pun was objecting to the proposal and the effect it would have on the amenity of the 
location. The level of disturbance would be unacceptable in terms of noise, litter and lack of 
security. It was a shame that no site visit had been carried out and there was a lack of clarity 
on the exact numbers, all part of an ever changing proposal. 

Residents suffered numerous problems when the building was a supporters club, particularly 
at weekends, with smashed glass, noise, etc, particularly when things escalated and the police 
were called. 

Miss Pun believed it was unfair to expect residents to cope with that level of disturbance again; 
she believed that the current balance was right for people to feel safe in their homes. 

Proposals for CCTV had been raised and Miss Pun believed that these should be directly 
linked to the Council for closer monitoring purposes. 

Councillor Bob Scott addressed Committee stating that he was the local Member for 
Northamptonshire County Council.  He agreed that the town needed this type of facility but felt 
this was the wrong location. 

Those living in Wollongong House and the bungalows were elderly, frail and vulnerable. These 
facilities had been built specifically for elderly people to live out their lives happily and in safely. 

Most of the elderly residents took medication and they were extremely fearful of the possibility 
of drug users and alcoholics entering their properties.  Others were fearful of being stopped in 
the street and being asked for money. The way of life for these residents would most certainly 
be affected and he felt safeguarding this group should be a priority. 

Other buildings had previously been proposed for this use and Cllr Scott wondered if 
alternative options had been exhausted. 

There had been reports of fighting and anti-social behaviour at previous locations on the night 
shelter and Nightlight had been asked to leave the garages at the back of the Volunteer 
Bureau after threats of violence to staff and needles being found. 

Cllr Scott commented that if the Committee accepted the proposal it would be a permanent 
arrangement and residents would not be able to seek the removal of the facility if things went 
wrong, unlike the temporary places previously occupied. He therefore asked that the 
permission be granted initially for one year with a review prior to any extension. 

Mr Burgess from the Hope Centre addressed Committee to give an independent view as he 
was used to dealing with homelessness people and issues. There was a chronic need for 
places for the homeless and this type of shelter was needed in Corby.  The risks could be 
managed to minimising damage and nuisance to local people. At the Hope Centre, the facility 
had become part of the community, providing rewarding opportunities for volunteers as well as 
those in need.  Mr Burgess emphasised that the shelter was needed now. 

Diane Boyd spoke on behalf of the Architect explaining she would focus on the suitability of 
the building and its sustainability in this location.  The sports field was 50m away and the 
building was close to shops and bus routes.  There was sufficient distance between the 
building and its neighbours.  The nearest was Wollongong House which was 15m away and 
the nearest houses were 30m away.  There would be a minimum 1.8m high fence between the 
shelter and Wolongong House. 

The building was suitable, easy to convert, easy to manage and with no issues of overlooking. 
The quieter and less used bedroom space was to the rear of the property nearest to other 
residential properties and the noisier communal rooms would be to the front.  A further 9 bed 
spaces could be provided on a temporary basis during very bad weather.   

It was hoped the facilities would benefit clients and the local community and plans had been 
changed to mitigate the concerns raised by residents.  Despite the objectors’ concerns, this 
was not an unsuitable use of the building and she asked the Committee to support the 
application. 

Mr Campbell addressed Committee and explained that he was a guest of Nightlight in 2016/17 
for 3 months.  He had been homeless, was physically unwell and Nightlight had provided a 
roof over his head and hot meals. When the shelter closed at the end of the season, Nicola 
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Pell continued to support him and again when he was attacked in September 2017 and 
needed surgery. Without Nightlight he believed he would have reverted to previous behaviour 
and possibly been dead by now.  He said people did not recognise him now in comparison 
with when he was homeless.  He now had his own place and a life he could not have dreamed 
of and said he could not have done it without Nightlight. 

Nicola Pell addressed Committee as Chief Executive of Nightlight.  She said she was proud of 
the work Nightlight was doing and the efforts made by the team and its clients.  

The temporary shelters used in recent winters provided food, warmth and a safe haven’t for 
the most vulnerable people in our society and she believed no-one should be living rough in 
2018.  This group was vulnerable to attacks and abuse and there had been serious injuries 
and deaths.   

Few problems had been caused in local communities when the temporary shelters were 
operating.  They had provided nearly 3000 beds to a client group of over 100 different people 
in over the three months of the harshest winter in recent years. 

It was recognised that the location was not percent but other options had been exhausted and 
this was the only affordable and usable space available.  She firmly believed the centre would 
not cause the kind of problems feared by residents.   Strict rules and procedures would be in 
place at all times and the centre would not be a half-way house, hostel or rehabilitation unit. 

Nightlight provided support in many areas including job seeking and volunteering opportunities 
and very much wanted to be part of the community.  She urged Members to support the 
application before more people died or suffered attacks. 

A number of Members confirmed that they had visited the site and were familiar with the  
surrounding area.   It was asked how those turning up without referrals would be dealt with.  
Officers explained that this was not a Planning matter but conditions were in place to ensure a 
referral system was in place (Condition 12).  Members were also referred to Condition 10, Non 
Return for 12 months after 6 months in the facility. 

It was asked if the 2.4m fence would be around the whole site and officers explained that the 
front of the property would remain open with landscaping and main entrance off the parking 
area. 

It was asked if the smoking area could be moved further away from gardens and if the 
Salvation Army building had been fully investigated.  Officers referred Members to paragraph 
10.24 which summarised the other locations which had been considered.  It may be possible 
for the location of the smoking area to be reconsidered but there were significant constraints 
within the site.  Officers also explained that Members had to consider the application as 
presented.  A lot of discussions had taken place and changes been made to the proposals to 
mitigate against harm and Members now had to make a decision on the basis of the current 
proposals before the Committee. 

Queries were raised in relation to numbers of bed spaces and fire exits and it was confirmed 
that the number of bed spaces was restricted and the facility would be subject to HiMO 
licensing requirements.  The additional 9 bed spaces would only be available when SWEP 
protocols were in operation. 

Comment was made that the concerns of the residents were understandable but the 
application complied with relevant policies and it was difficult to see adequate grounds for 
refusal.     The application was duly Moved and Seconded and a vote was taken. 

RESOLVED that: - 
The application be approved subject to the following conditions: 

1. Full planning permission 
The development hereby approved 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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2. List of Approved Plans and Drawings 
The development shall conform in all aspects with the plans and details shown in the 
application as listed below, unless variations are agreed by the Local Planning Authority in 
order to discharge other conditions attached to this decision: 

•  1602.01 Existing Plans, site and location plan 
•  1602.10C Floor Plan 
•  1602.11B Proposed plans, site and location plan 

Reason: For the avoidance of doubt and to ensure a suitable form of development in 
accordance with Policy 8 of the North Northamptonshire Joint Core Strategy. 

3. Working hours for Construction and Build 
The building works required to implement this development shall only be carried out 
between the hours of: 

• Monday to Friday - 8.00am to 6.00pm 
• Saturdays - 8.00am to 1.00pm 
• And no audible work on Sundays and Bank Holidays 

Reason: To safeguard the amenities of neighbouring properties and the area generally and 
ensure compliance with Policy 8 of the North Northamptonshire Joint Core 
Strategy 

4. Details of CCTV and Fire Protection. 
Prior to Occupation Details of CCTV and fire management system  shall be submitted prior 
to the development hereby approved coming into effect and agreed with the Fire Authority, 
Northamptonshire Police Crime Prevention Officer and the Local Planning Authority.   

Reason: To minimise anti-social behaviour, reduce crime and fear of crime and to comply 
with Policy 8 of the North Northamptonshire Joint Core Strategy. 

5. Bin Storage 
Bin storage shall be placed a minimum of 8m away from the designated smoking area on 
the submitted plans with details agreed with the Local Planning Authority. 

Reason: To ensure fire safety measures are incorporated within the development   in 
compliance with Policy 8 of the North Northamptonshire Joint Core Strategy 

6. Business Plan  
Prior to occupation of the development a detailed operational management plan for the 
proposed homeless shelter shall be submitted to and agreed with the Local Authority. The 
management plan must include the following as a minimum: 

• The management structure of the Nightlight shelter  
• Details regarding funding for the scheme  
• A complaints structure  
• Operational management during day and night time hours  
• Details regarding the provision of support services  
• Details of networking, referrals and working in partnership with other support services, 

including mental health, addiction support and life skills training for instance  
• Provision of pathway plans for individual service users, this should demonstrate how 

service users engage with appropriate services which can move users onto 
alternative accommodation or aftercare 

• Codes of conduct for staff, partners and service users 
• Restriction in the number of users occupying the outside smoking shelter at one time.  
• An eviction process, which shall include examples and should relate to the codes of 

conduct. 
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• Confirmation on the flexibility of dormitory usage i.e. if no women in female dormitory 
then can be freed up and allowed for male occupation.  This also can apply to the 
single flat within the scheme - female user given priority if needs be.  

• Personal distress alarm facilities are made available for staff to summon assistance of 
colleagues or directly from emergency services.  

Furthermore the applicant shall also agree to a monitoring programme to be undertaken on 
a monthly basis with the Local Authority to assess operational procedures and occupation 
levels within the approved shelter.  

Reason: To insure that the numbers of persons using the shelter are not excessive and 
also the proposed shelter does not exceed its regulatory capacity giving rise to 
increased noise and disturbance minimise anti-social behaviour in order to 
comply with Policy 8 of the North Northamptonshire Joint Core Strategy (2016). 

7. Conditions of HiMO licence  
The scheme hereby approved shall comply with all conditions during its operation required 
under the HiMO licence as agreed with the Local Authority. During its operation the scheme 
shall be monitored by the Local Authority to ensure compliance with HiMO Licensing 
conditions.   

  Reason: To insure that the numbers of persons using the shelter are not excessive and 
also the proposed shelter does not exceed its regulatory capacity giving rise to 
increased noise and disturbance minimise anti-social behaviour in order to 
comply with Policy 8 of the North Northamptonshire Joint Core Strategy (2016). 

8. Data sharing agreement  
The applicant shall provide a data sharing agreement with the Borough Authority to 
determine and assess homelessness within Corby. Signed documentation shall be agreed 
between the applicant and the Local Authority prior to the first occupation of the 
development.  

Reason: To monitor homelessness within Corby ensuring the proposed development and 
services associated with it within the Local Authority can make future provisions 
ensuring that the numbers of persons using the shelter are not excessive and 
also the proposed shelter does not exceed its regulatory capacity giving rise to 
increased noise and disturbance minimise anti-social behaviour in order to 
comply with Policy 8 of the North Northamptonshire Joint Core Strategy (2016). 

9. SWEP 
The 9 additional temporary spaces within the multi-use hall provided within the amended 
site location and floor plans 1602.11B and 1602.10C shall only be in use when the Severe 
Weather Emergency Protocols (SWEP) have been initiated and confirmed by the Local 
Authority to Nightlight. 

Reason: To insure that the numbers of persons using the shelter are not excessive and 
also the proposed shelter does not exceed its regulatory capacity giving rise to 
increased noise and disturbance, minimising anti-social behaviour in order to 
comply with Policy 8 of the North Northamptonshire Joint Core Strategy (2016). 

10. Non Return Condition  
The applicant shall as part of its management and operation plan implement a no return 
policy for users to be in place, stating after a six month period has been served the user will 
not be able to access the facility for a minimum of 12 months thereafter.  
Reason: To ensure that the numbers of persons using the shelter are not excessive and 

also the proposed shelter does not exceed its regulatory capacity giving rise to 
increased noise, dependency and disturbance from users, minimising anti-social 
behaviour in order to comply with Policy 8 of the North Northamptonshire Joint 
Core Strategy (2016). 
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11. Local Connection  
The applicant shall agree as part of its management and operation plan a clear local 
connection for the shelter. Users will be from within the Corby area and the service will not 
act as an attraction for people outside Corby Borough with no local connections. The 
applicant shall agree in writing with the Housing Authority and will be assessed monthly 
thereafter.  

Reason: To ensure the proposed homeless shelter supports the needs of the local 
community and is not overstretched in use by users from outside of the town’s 
boundaries in order to comply with Policies 7 and 8 of the North 
Northamptonshire Joint Core Strategy (2016). 

12. Referral System  
The applicant as part of its management and operation plan shall agree a referral system 
which shall be implemented and agreed between the applicant and the Housing Authority 
prior to occupation of the development. This referral system must include a risk assessment 
of users prior to being referred to the homeless shelter and shall be available both as a nine 
to five service as well as an out of hours service so that it can provide risk assessments 
24/7. 

Reason: To insure that the number of persons using the shelter are not excessive, the 
proposed shelter does not exceed its regulatory capacity and users are assessed 
properly prior to entering that they do not pose a risk to fellow users, workers and 
members of the neighbouring community, minimising anti-social behaviour and 
noise and disturbance in order to comply with Policy 8 of the North 
Northamptonshire Joint Core Strategy (2016). 

13. Access and control of doors  
Prior to occupation of the development the applicant shall submit details to the Local 
Planning Authority confirming that if windows and door installations are to remain at a 
minimum that all door locks are replaced with British Standard euro cylinders. Windows 
should have opening restrictors fitted.  Furthermore any new installations should conform to 
requirements of BS EN356:200 class P1A. Obscure glazing can be achieved with the use 
of window film.  

Reason: To design out crime and promote the well-being in the area. In accordance with 
policy 8 of the North Northamptonshire Joint Core Strategy. 

14. Access Control Requirements  
Prior to occupation of the development access control requirements to and within the 
building shall be discussed and agreed with the Northamptonshire Police Crime Prevention 
Officer and the Local Planning Authority.   

Reason: To design out crime and promote the well-being in the area. In accordance with 
policy 8 of the North Northamptonshire Joint Core Strategy. 

15. Sound Insulation 
No development shall take place until a detailed scheme of noise insulation measures for 
the proposed scheme has been submitted to and been approved in writing by the Local 
Planning Authority. The scheme of noise insulation measures shall be prepared by a 
suitably qualified consultant/engineer and shall take into account the provisions of BS 8233: 
2014 Guidance on sound insulation and noise reduction for buildings. The approved 
scheme shall be implemented prior to the commencement of the use and be permanently 
retained thereafter. 

Reason: In order to safeguard the amenities of adjoining residential occupiers and the 
details are needed prior to the start of work so that measures can be incorporated 
into the build. This will ensure the development is in accordance with Policy 8 of 
the North Northamptonshire Joint Core Strategy. 

 

31 
 



Development Control Committee  4 September 2018 

16. Lighting Plan  
Prior to any on site construction works, details of the proposed lighting scheme for the 
entire exterior of the site shall be submitted to and approved in writing by the local planning 
authority. The uniformity should provide equal quality of illumination in all areas. It must be 
designed to enhance the quality of the CCTV images and not produce any glare. The 
scheme shall include low lux levels and a plan showing the position, type and extent of the 
lighting over the area to be lit. The approved scheme shall be implemented prior to the first 
occupation of the associated proposal and shall be retained in that form thereafter.  

Reason: To ensure that there is adequate lighting over the associated scheme and to 
reduce the fear of crime through the creation of a safe environment and accord 
with policy 8 of the North Northamptonshire Joint Core Strategy. 

17. Safety and Security Measures 
No development shall commence until details of the measures to be incorporated into the 
development to demonstrate how ‘Secured by Design’ principles will be applied and have 
been submitted to and approved in writing by the Local Planning Authority. The 
development shall be carried out in accordance with the approved details. 

Reason: To design out crime and promote the well-being in the area. In accordance with 
policy 8 of the North Northamptonshire Joint Core Strategy 

18. Boundary Treatment 
Prior to the commencement of development details of the boundary treatments to all 
communal areas and around the site shall be submitted to and approved in writing by the 
Local Planning Authority. This shall include details of the fences, bollards and gates for 
approval by the Local Planning Authority.  The scheme shall show the type and height of 
fences, hedges, walls or other means of enclosure, and these shall be provided in 
accordance with the approved scheme. 

Reason: To ensure a satisfactory appearance for the development in the interests of visual 
amenity, a reasonable degree of privacy for occupiers of the proposed dwellings, 
improve safety and security of pedestrians. This will ensure the development is 
accordance with Policy 8 of the North Northamptonshire Joint Core Strategy. 

Informatives 
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/or Article 1 of 
the First Protocol of the Act and consider that it is appropriate. 
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 the property in accordance with the general interest. The interferences are therefore 
justifiable and proportional. 
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 grant 
planning permission officers consider that the proposal will not undermine crime prevention or 
the promotion of community safety. 
Bin Storage  
The proposed bin stores shall be located a minimum of 8m away from the building and shall 
be a weld mesh or similar secure bin store located away from the main building and smoking 
area.  
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Fire Safety  

Any revision to fire safety which will be under taken before or during occupation shall undergo 
re-consultation with the Fire Authority.  

24. Close of Meeting 
The meeting closed at 8.06pm. 
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