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Application for Planning Permission 

 

 20/00161/COU Change of use from C3 dwelling to C2 care home for children at 
60 Croyde Avenue, Corby 

1.   Site Description 

1.1 60 Croyde Avenue is a mid-terraced house constructed of red/brown facing brick for the 
external walls under a concrete tile pitched roof. It was last used as a single dwelling. The 
property is located approximately 175 metres south east of the junction of Cecil Drive and 
Exmouth Avenue in an area of largely residential development.  

2.   Description of Proposal 

2.1 Planning permission is sought to change the use of the premises from a dwelling to a care 
home for children (as defined by Class C2 of the Use Classes Order). The intention is to 
provide short, medium and long term care for children/young people aged between 12 and 16 
years of age who have experienced behavioural, emotional and social difficulties and/or 
breakdown in family life. The overall ethos of the project is to give children the opportunity for 
personal growth and development.  

2.2 A maximum of two children/young persons will be on the premises at any one time but they 
will attend school during the day. Two full time support workers will also be present at all times. 
The premises will be visited by the children’s’ social workers and/or other professionals 
supporting them but it is anticipated that this will be no more than twice a month. It is 
understood that the use has commenced and that there is currently one child residing at the 
premises. 

2.3   NB:- Whilst the premises already have planning permission allowing them to be used for C2 
purposes (see below) planning permission is required in this instance because a condition 
was attached to that approval limiting the use solely to a family residential assessment home. 

3.   Planning History 

3.1   The relevant planning history for this site is as follows: 

Application 
Reference 

Description of Proposal Status 

19/00520/COU Change of use from Use Class C3 to family 
residential assessment home (Use Class C2). 
Condition 5 of this approval limited the use solely 
to a family residential assessment home to ensure 
that an adequate level of associated ‘off street’ 
parking could be provided. 

Granted Permission 
10.03.20 

4.   Consultations/Representations 

External 

4.1   Public consultation was carried out by posting a site notice outside of the site on 15th May 
2020 and by sending individual letters to surrounding properties on 11th May 2020. Seven 
letters of objection have since been received. The objections are:- 

a) that the premises are already in use, 

b) that the use is already generating, and will continue to generate, unacceptable levels of 
noise and this is causing/will continue to cause undue disturbance to local residents. 
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c) that an approval of this proposal will exacerbate existing ‘on street’ parking problems in 
the area. 

d) that there are already too many properties in multiple occupation in this area. 

e) that the values of surrounding properties will be adversely affected if planning 
permission is granted for this proposal. 

f) that cctv cameras that have been installed at the premises unacceptably overlook 
neighbouring properties with a resultant loss of privacy to the occupants. 

g) that the health of surrounding residents is suffering, and will continue to suffer, as a 
result of this development. 

h) that the use is causing, and will continue to cause, anti-social behaviour. 

4.2  The applicant has submitted two letters in support of their proposal in which they state:- 

a) that a facility of this nature is necessary to offer disadvantaged children the same 
choices, chances and opportunities as other children, 

b) that having two children living at these premises is no different to having two children 
living in a house, 

c) that the premises benefit from two associated ’on-site’ parking spaces and there is 
ample space for parking elsewhere in the surrounding area, 

d) that there has been one child residing on the premises to date and this has not led to 
any undue disturbance in the area. 

4.3    A consultee response has been received from the Northamptonshire Local Highway Authority. 
They are concerned about the lack of parking available to the property and about the lack of 
a parking survey identifying other available parking in the locality; about the lack of a suitable 
legal vehicular access to the dwelling; about the lack of space available for manoeuvring 
vehicles into and out of the site; and about possible damage to utilities caused by vehicles 
accessing the property. They also require secure cycle parking, confirmation of the number of 
staff likely to be on-site at any one time and details of the number of visitors that the use is 
likely to attract (including whether they will be present overnight). 

Internal 

4.4  CBC Environmental Health (Environmental Protection) have no objections to, or comments to 
make on, this application. 

4.5   CBC Housing Services have been consulted for their views on the application but have not 
responded.    

5. Planning Policy 

5.1 Section 70(2) of the Town and Country Planning Act 1990 (as amended) sets out that in 
considering and determining applications for planning permission the Local Planning Authority 
must have regard to: 

 a) the provisions of the development plan, so far as material to the application; 

 b) any local finance considerations, so far as material to the application, and; 

 c) any other material considerations. 

5.2   Section 38(6) of the Planning and Compulsory Purchase Act (2004) makes it clear that “if 
regard is to be had to the development plan for the purpose of any determination to be made 
under the Planning Acts the determination must be made in accordance with the plan unless 
material considerations indicate otherwise”. 

5.3 The development plan for the Borough of Corby comprises the North Northamptonshire Joint 
Core Strategy 2016.  The revised National Planning Policy Framework (NPPF) 2019 does not 
change the legal status of the development plan. 



3 
0006 

5.4    The policies within the Joint Core Strategy and the Sections within the National Planning Policy 
Framework that are considered relevant to the consideration of this application are as follows:- 

North Northamptonshire Joint Core Strategy (NNJCS) 2016 

 Policy 1 – Presumption in Favour of Sustainable Development 

 Policy 7 – Community Services and Facilities 

 Policy 8 – North Northamptonshire Place Shaping Principles 

 Policy 11 –The Network of Urban and Rural Area 

National Planning Policy Framework (2019) 

 Section 2 Achieving Sustainable Development 

 Section 9   Promoting Sustainable Transport 

 Section 12 Achieving Well Designed Places 

 Section 15 Conserving and Enhancing the Natural Environment 

6. Planning Considerations  

6.1 Officers consider that the key determining issues with regards to this application are as follows:  

a) Principle of the Development 

b) Design/Scale/Effect on Street Scene 

c) Residential Amenity Issues 

d) Highway Safety Issues 

e) Other Issues 

Principle of the Development 

6.2   Given the nature and location of the proposed development it is considered that it needs to be 
considered initially against the requirements of Policies 1 and 7 of the North Northamptonshire 
Joint Core Strategy and Sections 2 and 9 of the National Planning Policy Framework. It is 
considered that it will reasonably satisfy the requirements of these for the following reasons. 

6.3  It is contended that the development will be relatively sustainable and to this end will meet the 
requirements of Section 2 of the NPPF and Policy 1 of the Core Strategy. The scheme involves 
the re-use of an existing building that lies within the main built-up area of Corby (one of the 
Growth Towns) and that lies less than a kilometre from the Town Centre and a bus route. 

6.4  In addition, the definition of Community Services and Facilities (as set out in paragraph 3.77 
of the Core Strategy) includes premises that provide for the health and wellbeing of a 
community. In view of this it is contended that the development could also reasonably be seen 
as supporting the provision of community services and facilities in the Borough and in this 
respect it is considered that it will also meet the aims of Policy 7 of the Core Strategy. 

6.5  In view of the above, as ‘C2’ uses of this nature are often located within residential areas such 
as this, and as the proposal is considered to be acceptable in all other respects (for reasons 
outlined below) the scheme is, on balance, considered to be acceptable in planning policy 
terms. In coming to this view consideration has been given to the fact that, in planning terms, 
a use of this nature has similarities to a C3 (dwelling house). This is because on the basis of 
the information supplied by the applicant:- 

a) there will be no more than six people on the premises at any one time some of whom 
will be living there permanently, and  

b) an element of care is to be provided to the residents.  

Design/Scale/Effect on Street Scene 

6.6  It is not intended to make any external alterations to the building itself as part of this scheme. 
However in order to accommodate a suitable level of associated parking for the development 
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it is proposed to slightly extend the existing hard surfaced area which lies to the front of the 
property. This would not be ideal in visual amenity terms. However, the existing hard standing 
will only need to be extended by approximately 0.5 of a metre and the extended area will not 
appear unduly prominently in the street scene when viewed from Croyde Avenue itself 
because the host property stands on slightly lower ground. In view of this, and as the whole of 
the area to the front of the property is currently surfaced in either block paving or gravel, it is 
considered that a refusal of the scheme on these grounds alone would be difficult to sustain.   

Residential Amenity Issues 

6.7  The scheme does not involve any enlargement of the building itself or the installation of any 
new windows within it. In view of this it is contended that the development will not have any 
significant effect upon the level of light currently received by the surrounding properties nor 
will it lead to any greater degree of overlooking of the neighbouring dwellings than may 
currently be occurring. 

6.8  The building will be permanently occupied and there have been complaints about there being 
excessive noise from it. However, it is contended that if this is occurring/does occur it is likely 
to be down to individual residents rather than because of the nature of the use itself as it does 
not follow that all uses of this nature and scale will automatically cause such problems. With 
this in mind, despite local residents concerns to the contrary, it is considered that a refusal of 
this application on noise nuisance grounds would be difficult to sustain in this instance. 
Environmental Health have been consulted on the application but have not raised any 
objections to it. 

6.9  In view of the above it is considered that the development will reasonably safeguard the 
amenities currently enjoyed by the neighbouring properties and on this basis it is considered 
that in pure neighbour amenity terms it will reasonably satisfy the requirements of Policy 8 of 
the Core Strategy and Section 15 of the NPPF. 

      Highway Safety Issues 

6.10 County Highways have expressed a number of concerns about this scheme and these are set 
out in the ‘Consultations’ Section above. However, it is considered, on balance, that it would 
be difficult to sustain a refusal of this application on highway safety grounds in this instance 
for the following reasons:- 

a) the premises currently benefit from one associated ‘off street’ car parking space, which 
lies to the front of the building, and it is considered that widening this by approximately 
0.5 of a metre would provide a satisfactory second. It is contended that this would 
provide a satisfactory level of parking for the two support workers that the applicant has 
indicated will be present on the premises at any one time. 

b) the applicant has indicated that, on average, social workers and/or other professionals 
will visit the premises twice a month. On this basis, as no other visitors are expected 
and as the resident children will not have cars, it is not considered necessary to provide 
any visitor parking as part of the development in this instance. It is accepted that certain 
types of C2 use such as nursing homes do attract visitors and that should this application 
be approved without any restriction it could be changed to such a use without the need 
to further apply for planning permission. To avoid this therefore it is recommended that 
any approval of this development is limited by condition to the use specifically sought by 
the applicant. 

c) the scheme makes provision for the parking of a bicycle and a motorcycle or scooter 
within the property curtilage. These spaces are shown as being located to the front of 
the building. 

d) it will not be possible to turn vehicles around within the site and consequently they will 
be forced to reverse therefrom onto Exmouth Avenue or vice versa. However, no ‘on-
site’ turning facilities are currently available and the lack of these is unlikely to lead to 
undue highway safety concerns in this instance. This is because this part of Exmouth 
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Avenue is a short cul-de-sac that is unlikely to be experiencing substantial vehicular use 
and where vehicles are unlikely to be travelling at unduly high speed. 

e) whilst the existing vehicular access serving the property is substandard it is not 
envisaged that this development will lead to a significant increase in its vehicular use. In 
view of this, and given the low level of vehicular use that Exmouth Avenue is likely to be 
experiencing, it is considered that vehicles will be able to safely enter and exit that 
highway using that access following the completion of the development.   

f) concerns about whether there is a legal right of access to the premises, and about 
possible damage to utilities caused by vehicles using it, cannot be taken into 
consideration when determining a planning application as they are not currently deemed 
to be recognised ‘planning matters’ under the terms of the planning legislation. 

6.11   In view of the above, despite the concerns of County Highways and local residents, it is not 
envisaged that this development will give rise to any undue highway safety concerns. In 
coming to this view consideration has been given to the fact that the scheme is unlikely to 
generate significantly more vehicular movements to and from the premises than would be 
generated were they to have remained in use as a dwelling. 

Other Matters 

6.12 The concerns raised by the objectors to the scheme, as outlined in the   
‘Advertisement/Representations’ Section above, have been assessed. However, they are not 
considered to represent justifiable reasons for opposing the development in part for reasons 
given earlier in the report. The concerns about anti-social behaviour (in the way in which they 
have been expressed) about the number of properties that are already in multiple occupation 
in the locality and about the likely impact of the development upon property values, cannot be 
taken into consideration when determining a planning application as they are not currently 
deemed to be recognised ‘planning matters’ under the terms of the planning legislation.  

6.13   Finally, a planning application cannot be refused purely on the grounds that the use, for which 
planning approval is being sought, has already commenced. In those circumstances the Local 
Planning Authority is still required to consider the proposal as if the use had not commenced 
having regard to all relevant planning policies and material considerations.  

7. Conclusion 

7.1   A use of this nature and scale is considered appropriate in planning policy terms for this 
relatively sustainably located building. Furthermore, it is contended that the very limited 
external alterations that are proposed in the form of the enlargement of the hardstanding will 
not unduly harm the visual amenity of the area; that the use will not unduly harm the amenities 
currently enjoyed by the neighbouring properties and that the development will not give rise to 
any undue highway safety concerns. The development is therefore considered to be in 
accordance with the requirements of Policies 1, 7, 8 and 11 of the North Northamptonshire 
Joint Core Strategy and Sections 2, 9, 12 and 15 of the National Planning Policy Framework. 

Recommendation: 

Approve subject to the follow conditions: 

Time 

1.  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. 

Approved Plans 

2.  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 
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with the approved plans unless alternative details have been submitted and approved in 
writing by the Local Planning Authority prior to commencement.  

Reason:  For the avoidance of doubt and to ensure a suitable form of development in 

accordance with the requirements of Policy 8 of the North Northamptonshire Joint 
Core Strategy. 

Enlargement of Hardstanding 

3. The existing hardstanding located to the front (north west) of the building shall be      
enlarged in the manner shown on approved drawing number 5040, and completed using       
matching block paving, within three months of the date of this approval. The enlarged       
hardstanding shall thereafter be retained at all times solely for the parking of cars in       
conjunction with the approved use. 

Reason: To ensure the provision of a satisfactory level of associated ‘off street’ parking in the 
interests of highway safety, in accordance with the requirements of Policy 8 of the 
North Northamptonshire Joint Core Strategy. 

Limitations on Use 

4. Notwithstanding the provisions of the Town and Country Planning (Use Classes) Order    
1987 (as amended) the premises shall be used solely for the purposes of a children’s care     
home, as defined by Class C2 of that legislation, and for no other purpose whatsoever.     
Proposals to use the premises for any other purpose within that class shall not take place     
unless a separate formal planning application has been first submitted to, and approved in     
writing by, the Local Planning Authority. 

Reason: To enable the Local Planning Authority to retain a degree of control over the     
development as other uses within Class C2 could potentially generate a significantly 
greater demand for parking and greater vehicular movements to and from the 
premises.  

Informatives 

1. 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. 

2. This approval is given on the basis that no external alterations are to be made to the 
building and its curtilage other than those approved by this application. If such 
alterations are proposed, and/or it is proposed to install any signage, you are advised 
to contact the Planning Service before carrying them out/installing it in order to ascertain 
whether or not those works will require planning permission and/or advertisement 
consent. 

Officer to Contact: 

Ian Lunn 

Email: Ian.Lunn@corby.gov.uk 

 

 

 

 


