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Development Control Committee 1st October 2019 
 

Application for Planning Permission 
 

 19/00263/REG3 Change of use to night shelter and HMO accommodation at 
Dorking House (comprising no's 82, 98 and 100 Dorking Walk)   

1. Site and Surroundings 
1.1 This application relates to the proposed conversion of the existing property presently 

comprising no’s 82, 98 and 100 Dorking Walk.  No. 82 is accessed from Dorking Walk and 
Barnard; no’s 98 and 100 are accessed from Dorking Walk via a courtyard.  The original 
building initially comprised residential flats, but was converted for use as a charity operated 
refuge with out of hours support and counselling services (LPA planning reference 
00/00077/COU) in 2000. 

1.2 The property, located within the residential area of Kingswood in Corby, is currently vacant.  
This locality comprises a mixture of 2 and 3 storey flats laid out around courtyards and 
landscaped areas.  Car parking is provided within the courtyards. 

2.   Proposal 
2.1 The application seeks planning permission for the change of use of the existing building 

comprising no’s 82, 98 and 100 Dorking Walk to a night shelter and HMO accommodation. 
The night shelter would be for homeless persons in the Borough of Corby. 

2.2  No new floor space is proposed with the proposal relating to the change of use of the existing 
units, comprising a total of 256m2.  The units are currently vacant.  The breakdown of the 
building, as outlined in the submitted design and access statement, would comprise 117m2 for 
night shelter accommodation and 139.5m2 for Second Step HMO accommodation.  The 
existing buildings are to be retained, but internal works will be undertaken to alter the 
configuration so that the units will be broken down as follows: 

• 82 Dorking Walk – Night shelter with 5 bedrooms arranged as dormitories to provide 
a total of 16 bed spaces, male / female bathing facilities and a staff office; 

• 98 Dorking Walk – HMO providing 2 bedrooms plus a shared kitchen and bathroom; 
• 100 Dorking Walk – HMO providing 3 bedrooms plus a shared kitchen and bathroom 

along with a staff office. 

A separate access will be provided to each unit with the existing first floor link door between 
no’s 82 and 100 being closed off.  A new entrance is proposed to no.82. 

2.3 The applicant states that the proposal would see immediate homelessness in Corby dealt with 
by virtue of no.82 being the “first stop” to resolve or prevent rough sleeping.  A medium term 
solution of more independent housing would be offered at no.’s 98 and 100 (the “second stop”) 
whereby support could be put in place before residents are potentially in a position to move 
onto permanent accommodation elsewhere in the private rented or social housing sector 
within the Borough. 

2.4 Aside from the new entrance, the only other external works or alterations proposed are to 
fence off a section of the existing garden to provide separate amenity space for the office and 
HMO uses. 

3.  Planning History 
3.1   A planning history search exercise was carried out on 07th August 2019 and revealed that the 

site had the following planning history: 
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Reference Description of Proposal Status 

00/00077/COU ange of use of premises to the provision of an out 
of hours support and counselling service 

Granted Permission 
15.06.2000 

3.2 Prior to the above permission being granted, the three connected properties were originally 
built as residential flats. 

4.   Consultations/Representations 
External 

4.1   Public consultation was carried out by way of site notice (posted up 09.07.2019) as well as 
notification to 12 neighbouring properties on 02.07.2019.  No comments or objections were 
received at the end of the consultation period which expired on 30.07.2019. 

Internal  
4.2 The following statutory consultee responses have been received. 
4.3 Corby Borough Council (CBC) Environmental Services (Environmental Protection and Private 

Sector Housing) responded on 10.09.2019 and commented that they are happy with the 
proposal for 16 people to reside in the night shelter area of Dorking Walk at any given time 
and the following numbers in the two flats: 

100 Dorking Walk: 
Room 1 – 17.48m2 – 3 people 

Room 2 – 11.77m2 – 2 people 

Room 3 – 8.78m2 – 1 person 

Downstairs room (office) – no sleeping 

98 Dorking Walk (flat with own entrance): 
Room 1 – 11.13m2 – 2 people 

Room 2 – 17.00m2 – 3 people. 

4.4 CBC Environmental Protection (Health Protection) responded on 04.07.2019 and had no 
comment or objections to make regarding this application. 

4.5 Northamptonshire County Council Local Highways Authority (LHA) commented on 15.07.2019 
and stated that they could not support the application and further information is required.  The 
LHA noted that the Design and Access Statement (Umaa Architects, June 2019) states “It 
should be noted that most users of this type of facility do not own a car and typically travel on 
foot or by public transport.  Accordingly this facility is sited in close proximity to existing bus 
routes and it is considered that any impact on traffic and car parking will be negligible.” 

The LHA accepts that this site is close to an existing bus route with buses to Corby town. NCC 
Parking Standards require HiMOs to provide 1 car parking space per bedroom, however, no 
car parking provision has been provided for this site to accommodate visitors or staff and no 
Parking Beat Survey, to the LHA specifications, has been supplied to evidence the on-street 
parking capacity in the vicinity. 

The Design and Access Statement states “the facility will be staffed at all times”. The LHA 
requires that car parking provision is provided for staff as well. 

If on-street parking is proposed to accommodate staff and visitors, details of the expected 
number and when parking would be required should be provided.  The LHA would also require 
a parking beat survey to be carried out. The timing requirements of the parking beat survey 
for this particular site would be provided once the aforementioned information is submitted. 

The LHA also commented that no bicycle parking has been provided. Northamptonshire 
Highways Parking Standards (September 2016) requires cycle parking to be provided at one 
space per bedroom and should be covered, secure, overlooked and easy to use, laid out in 
accordance with the diagram below, with a minimum 1.2m clear access including gate widths.  
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No lifting of cycles should be required.  In response, the applicant submitted a parking beat 
survey on 15.08.2019 and amended plans on 30.08.2019.  Highways matters will be 
considered in full under section 7.25-7.28 of this report. 

4.6 The North Northamptonshire Joint Planning Unit responded on 03.07.2019 and noted that the 
development falls outside of the scope for their comments. 

4.7 Northamptonshire Police commented on 18.07.2019 and stated they have no formal objection 
to the planning application in principle.  However, they brought to the attention of the 
planning authority certain observations and strongly suggested that the following are 
considered and discussed prior to any decision is arrived as these observations / 
recommendations, if considered and implemented, will reduce any future likelihood of crime, 
disorder and anti-social behaviour occurring. 

• The Bin Store is unsuitable for the storage of refuge for the three connected properties. 
• To enable a safe and convenient location for the storage of the bins and to help prevent 

other incidents/criminal activity the under croft needs to be secured. 
• Some of the existing external doors which are proposed to remain need to be discussed 

with the fire protection officer to avoid the conflict over safety and security concerns. 
• Some of the external doors, in terms of security, need to removed or have the appropriate 

access control installed to ensure the safe and manageable control of the facility.  Any 
new doors must be to secure standards. 

• The proposed internal/external CCTV needs to be discussed and agreed to ensure all 
vulnerable areas are covered and the illumination appropriate. 

• Access control / intercom systems with management practises need to be discussed and 
agreed. 

• Rear of plot boundaries need to be assessed. 

The applicant subsequently met with Northamptonshire Police following which amended plans 
were received by the LPA on 30.08.2019 with Northamptonshire Police confirming on 
06.09.2019 that they are satisfied that all reasonable measures have been implemented to 
help ensure that the proposed facility operates without incident. 

4.8 Northamptonshire Fire Protection Officer had no comment to make at this stage on 
03.07.2019. 

4.9 Corby Borough Council Housing Strategy Officer responded on 02.07.2019 and commented 
that it is a strategic priority within the Borough Council’s ‘Housing and Homelessness Strategy 
2014-19’ (Priority 3) to prevent and relieve homelessness within the town, therefore a facility 
which enables relief such as the proposed development recently submitted for approval is 
consistent with this priority, particularly over the Winter months when the weather is severe in 
nature.  It is the duty of the Local Authority to ensure that no one is on the streets during what 
is known as ‘Severe Weather Emergency Protocol’ periods i.e. any time period where the 
temperature is zero degrees or lower for 3 continuous days or more - that is highly likely at 
some juncture during the winter.  A facility which provides not only immediate relief from 
homelessness, but also assistance to help individuals move towards finding appropriate 
support and working with the CBC Housing Options Team to find more secure accommodation 
is essential.  Provision of the Night Shelter will meet both local strategic and national strategic 
priorities, in particular the Government’s Rough Sleeping Strategy which aims to halve rough 
sleeping by 2022 and eradicate it by 2027.  This application therefore has the full support of 
the Housing Strategy and Options team and provision is in line with delivery on our obligations 
to end rough sleeping. 

4.10 No responses were received from the CBC Sustainability Officer, CBC Tree Officer, CBC 
Local Plans, CBC Landlord Services or the CBC Property Manager and it is therefore assumed 
that these consultees had no comments to make. 

5.  The Night Shelter Function in relation to Corby Borough Council 
5.1 The Borough Council has effectively four roles with respect to this application. Firstly as the 

building owner. The Council has confirmed that funding for the project is available through the 
Rough Sleeper Initiative Grant or through the capital works funding.  It is proposed that, subject 
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to receiving planning permission, the facility will be run by a third party organisation which is 
to be determined.  This third party organisation would be responsible for the production of a 
full management and organisational plan for the ongoing operation of the facility as well as an 
assessment of the business case and method of funding.  The Council’s assessment 
procedures will require the operator to demonstrate that the organisation is self-sustaining and 
that the facility will be able to operate on a long-term basis. 

5.2 Secondly the Council also has a statutory responsibility as the Housing Authority under the 
SWEP (Severe Weather Emergency Protocol) regime for emergency cold weather provision 
for homeless provision. 

5.3 The Local Authority stance on homelessness within the town is guided by the SWEP protocol, 
this is supported by the approach to rough sleeping under a six part plan ‘No Second Night 
Out’.  If temperatures are predicted to be zero degrees Celsius or below for three consecutive 
nights, then this protocol is enacted.  Not all rough sleepers qualify under the Homeless 
Reduction Act 2018 for housing assistance, however this protocol overrides this legislation 
when enforced and the Council will make a suitable offer of emergency accommodation for 
the duration of the severe weather to prevent loss of life, ensuring every effort is made to 
engage with individuals during cold weather. 

5.4 The Local Authority has a responsibility to regulate the proposed scheme under the 2004 
Housing Act, chapter 34, Part 2, as a House in Multiple Occupation (HiMO), therefore the 
HiMO is regulated by the Council’s Environmental Services and the Authority’s guidance on 
floor space / occupation and management, in order to control overcrowding and anti-social 
behaviour. 

5.5 Additionally, the Council as the Local Planning Authority is responsible for this application’s 
determination under Section 70 of the Town and Country Planning Act 1990. 

6. Planning Policy 
6.1 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. 

6.2  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”. 

6.3  The development plan for the Borough of Corby comprises the “North Northamptonshire Joint 
Core Strategy” 2016.  The revised National Planning Policy Framework (“NPPF”) 2019 has 
not resulted in changes to the legal status of the development plan. 

The National Planning Policy Framework 2019 
6.4 The revised NPPF, originally published in 2012 but amended in February 2019, is a material 

consideration in the determination of planning applications. 

6.5 Paragraph 20 places emphasis on strategic policies setting out an overall strategy for the 
pattern, scale and quality of development, making sufficient provision for community facilities 
for instance. 

6.6 Additionally, Chapter 8, Paragraph 92 – Promoting Healthy and Safe Communities notes that 
planning policies and decisions should promote development that delivers social, recreational 
and cultural facilities and services. 

6.7 Paragraph 38 states that Local Planning Authorities should approach decisions on proposed 
development in a positive and creative way, working with applicants to secure developments 
that will improve the economic, social and environmental conditions of the area. 
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6.8 Paragraph 124 reiterates the importance of good design in sustainable development, creating 
better places in which to live and work and helps make development acceptable to 
communities. 

North Northamptonshire Joint Core Strategy 2016 
6.9 In July 2016 the North Northamptonshire Joint Core Strategy (NNJCS) was adopted and this 

document sets out the overall spatial strategy for North Northamptonshire for the period 2011-
2031 and provides the basis for considering any future growth, and a continuing focus on the 
growth of towns as the focus for infrastructure investment and higher order facilities to support 
major employment, housing, retail and leisure development.  The revised NPPF 2019 does 
not change the legal status of the development plan. 

6.10  Officers have reviewed the Joint Core Strategy for consistency with the NPPF and consider 
there is no issue of significant conflict.  As such, full weight can be given to these policies in 
the decision making process in accordance with Paragraph 213 of the NPPF 2019. 

6.11 The following policies are relevant to the application pending consideration: 

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

6.13 Policy 7 relates to Community Services and Facilities and states that development should 
support and enhance community facilities, where appropriate by contributing towards new or 
enhanced community services or facilities. 

6.14 Policy 8, North Northamptonshire Place Shaping Principles, ensures that development 
responds to the site’s immediate character and protects the amenity by not resulting in an 
unacceptable impact upon future occupiers or neighbouring residents.  Furthermore, 
developments should prioritise the needs of pedestrians, cyclists and public transport users 
and should not prejudice highways safety. 

7. Planning Considerations  
7.1 Officers consider that the key determining issues with regards to the proposal are as follows:  

a) Principal of Development;  
b) Impact of Proposed Change of Use upon the Character of the Area; 
c) Neighbouring Amenity; 
d) Marketing of a Community Facility; 
e) Licensing Matters; 
f) Layout of Scheme; 
g) Highways.  

Principal of Development 
7.2 The proposed scheme is a sui generis use which includes certain uses that do not fall within 

any particular use class and are subsequently considered “sui generis”.  Such uses include: 
betting offices / shops, pay day loan shops, theatres, larger houses in multiple occupation, 
hostels providing no significant element of care, scrap yards, petrol filling stations, shops 
selling and / or displaying motor vehicles, retail warehouse clubs, nightclubs, laundrettes, taxi 
businesses as well as homeless shelters. 

7.3 The building has a history of a use as a refuge centre with out of hours counselling.  The 
applicant indicates on the application form that the subject building has been vacant since the 
end of November 2016. 

7.4 Minimal external changes are proposed, including the erection of an additional 1.8 metre high 
timber close boarded fence to sub-divide the existing garden between nos. 98 and 100, the 
insertion of a uPVC or composite door to serve the new entrance to no. 82, the new entrance 
having a small lean-to pitched roof to act as a canopy with roof tiles to match the existing roof. 

7.5  Three trees are proposed to be removed from the site and records show that these trees are 
not subject to a Tree Preservation Order (TPO).  The Council’s Tree Protection Officer has 
not responded to the application, therefore it is assumed that they have no comments to make. 
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7.6 The corporate policy threads within Corby Borough Council documents in regards to 
homelessness are echoed in part within Paragraph 92 of the National Planning Policy 
Framework (2019) and Policy 7(a) of the North Northamptonshire Joint Core Strategy (2016).  
These policies promote developments that support and enhance community services and 
facilities where appropriate.  The scheme is supported by the Council’s Housing Strategy team 
and this new scheme would target specific users within the local area.  Corby is a growing 
town and new services and facilities will help to provide health and wellbeing, social, education 
and cultural needs of the community.  An appropriate facility plays an important part in 
contributing to the sustainability of communities. 

7.7 Corby Borough Council’s Rough Sleeper Policy was approved in September 2017, however 
an update to the One Corby Policy Committee in June 2019 found approximately 28 rough 
sleepers were identified in 2018 which was an increase of around 600% on the previous year.  
At the time of the submission of this application (July 2019) the applicant has estimated that 
there are around 15 persons rough sleeping within the Borough. 

7.8 The proposal does not result in the loss of an existing community facility as the previous refuge 
centre has been closed for almost three years and the building has been vacant since.   

Impact of Proposed Change of Use upon the Character of the Area 
7.9 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. 

7.10 Paragraph 127 of the NPPF elaborates how well-designed places can be achieved through 
sustainable development.   

7.11 The application has been advertised and consulted on and there have been no comments or 
objections received from adjoining neighbours.  

7.12 The siting of the proposed homeless shelter is approximately 260 metres from Kingswood 
Primary Academy, the nearest school, and approximately 450 metres from Rhymetime 
Nursery.  It is considered that the siting of the homeless shelter would not cause an adverse 
impact to the function or running of the school / nursery. 

7.13 The facility is proposed to be run by a third party yet to be identified, as such officers consider 
that, should planning permission be granted, a condition requesting the submission of a 
detailed operational management plan for the shelter should be applied to ensure that the 
facility would be managed in a manner that would not ensure that the numbers of people using 
the shelter would not be excessive and that the proposed shelter would not give rise to 
increased noise and disturbance to neighbouring occupiers and to minimise anti-social 
behaviour.  

7.14 The proposed location of the shelter is some 1.5 miles from Corby Town Centre, but officers 
are satisfied that the local transport network is accessible with a frequent bus service serving 
the estate as confirmed by the Local Highways Authority.  The site is approximately 30 
minutes’ walk from the Town Centre.  On balance, officers consider that the location is a 
sustainable location with good Public Transport Accessible Links (PTAL) and note that no 
objections have been received to the proposal. 

 7.15 Confirmation from the Council’s Environmental Health department that the scheme will include 
a House in Multiple Occupation (HiMO) brings it under licensing control of the Local Authority, 
requiring additional conditions which will exercise additional control.  The Local Authority has 
a responsibility to regulate the proposed scheme under the 2004 Housing Act, therefore the 
HiMO would be regulated by the Council’s Environmental Services and the Authority’s 
guidance on floor space / occupation and management in order to control overcrowding and 
anti-social behaviour. 

7.16 Officers consider that the homeless shelter can, with an operational management plan in 
place, allow for the safe monitoring of users within one location.  The applicant states that at 
the current time potential users are scattered throughout the Borough with no restriction on 
location.  The scheme is supported by Policy 8 of the NNJCS which requires new 
developments to create safe environments through designing out crime.  This has been 
assessed by officers and the Crime Prevention Officer with concerns raised addressed in 
amended plans with security measures in place as highlighted below: 
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• Storage of bins in secure under croft; 
• New railings to under croft; 
• Installation of CCTV; and  
• Installation of secure entrances. 

Following the submission of amended plans on 30th August 2019, the Crime Prevention Officer 
has confirmed that Northamptonshire Police are now satisfied that all reasonable measures 
have been implemented to help ensure that the proposed facility operates without incident.  
These matters can be secured by condition should planning permission be granted. 

7.17 A new entrance is proposed along the north-eastern flank wall serving no.82 serving the night 
shelter.  With 1.8 metre high timber fencing surrounding the curtilage, it is considered that 
overlooking will be minimised whilst the inclusion of security lighting will increase security 
along this elevation.  Furthermore, the designated bin stores and cycle storage as agreed with 
the Crime Prevention Officer result in a scheme that is considered to be compliant with Policy 
8 of the North Northamptonshire Joint Core Strategy in providing a safe and secure scheme 
that will not impact upon neighbouring amenity.  Conditions attached to any permission can 
secure these details. 

7.18 Internal works include the removal of the separating wall between the units and fitting out of 
the unit but as these would be internal there are no planning related concerns.  External 
alterations include the insertion of a new entrance door to the northeast elevation of no. 82 
Dorking Walk to provide a separate entrance to the proposed night shelter, otherwise no 
significant alterations are proposed that would materially alter the façade of the building. 

7.19 At the time of writing of this report, the third party responsible for the running of the facility has 
not been appointed by promotors or sponsors of the proposal.  Therefore, it has not been 
possible to obtain information of the organisational structure of the scheme.  However, this 
can be secured in detail through an appropriately worded condition (Condition 4).  This would 
help to facilitate a service that provides a targeted community facility which supports local 
users in compliance with paragraph 92 of the NPPF (2019) and Policy 7 of the NNJCS (2016) 
in addition to meeting Housing Services referral responses. 

Neighbouring Amenity  
7.20 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. 

7.21 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. 

7.22 The nature of the proposed change of use of the subject building would be considered to have 
minimal significant impact upon the street scene or neighbouring amenity.  The boundary 
treatments (comprising 1.8 metre high timber fence) are considered to be satisfactory and 
would minimise overlooking and increase security.  The new entrance door to no.82 would not 
adversely impact on neighbouring amenity and no additional overlooking would be created by 
the proposal. 

7.23 Occupation numbers have been agreed between the applicant and Environmental Health 
(Environmental Protection and Private Sector Housing) Officers with a maximum of 16 people 
to reside in the night shelter at any given time and the following numbers in the two flats: 

1.  100 Dorking Walk: 
Room 1 – 17.48m2 – 3 people 
Room 2 – 11.77m2 – 2 people 
Room 3 – 8.78m2 – 1 person 
Downstairs room (office) – no sleeping. 
2.  98 Dorking Walk (flat with own entrance): 
Room 1 – 11.13m2 – 2 people 
Room 2 – 17.00m2 – 3 people 
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These numbers will be managed by licensing in line with requirements under the Housing Act 
2004, however can also be secured by condition in the interest of residential amenities and to 
comply with Policy 8 of the North Northamptonshire Joint Core Strategy (2016). 

7.24 The proposed scheme results in the removal of three trees within the curtilage of the 
application site.  Although these trees are not protected by a Tree Protection Order, officers 
consider that they offer some amenity value.  As such it is considered reasonable to include 
Condition to secure a landscaping scheme to compensate for the loss of the trees. 

   Highways 
7.25 NCC Local Highways Authority (LHA) has objected to the proposal on the grounds of a lack 

of information provided in order to determine the parking provision required and because 
bicycle parking has not been provided.   

7.26 In their initial consultation response received on 15.07.2019, the LHA noted that the Design 
and Access Statement (Umaa Architects, June 2019) states “It should be noted that most 
users of this type of facility do not own a car and typically travel on foot or by public transport.  
Accordingly this facility is sited in close proximity to existing bus routes and it is considered 
that any impact on traffic and car parking will be negligible.”  The LHA accepts that this site is 
close to an existing bus route with buses to Corby town.  NCC Parking 

Standards require HiMOs to provide 1 car parking space per bedroom, however, no car 
parking provision has been provided for this site to accommodate visitors or staff and no 
Parking Beat Survey, to the LHA specifications, has been supplied to evidence the on-street 
parking capacity in the vicinity.  The Design and Access Statement states “the facility will be 
staffed at all times”.  The LHA requires that car parking provision is provided for staff as well. 

If on-street parking is proposed to accommodate staff and visitors, details of the expected 
number and when parking would be required should be provided.  The LHA also requested 
that a parking beat survey to be carried out and this was undertaken by the applicant in early 
August 2019 and submitted to the Local Planning Authority on 15.08.2019. 

7.27 The LHA were re-consulted and responded on 02.09.2019 and commented that the results of 
the Parking Beat survey are noted and show that on the days surveyed there were 21 and 17 
available on-street parking spaces.  However, further details relating to staff numbers and 
bicycle parking have not been provided.  Notwithstanding this, details relating to cycle parking 
can be secured by condition 13 should planning permission be granted. 

7.28 Officers have considered the response from the LHA in regard to these matters and have 
noted the comment from the LHA that the proposed “facility is sited in close proximity to 
existing bus routes and it is considered that any impact on traffic and car parking will be 
negligible.”  Although it is acknowledged that on-street parking may increase as a result of this 
proposal, this is likely to be mainly as a result of staff parking as the users of the night shelter 
and HMO accommodation are unlikely to own or have access to a car.  Bicycle parking has 
been indicated on the proposed plans and the details of this can be secured by condition 
should permission be granted.  On this basis, it is considered that the proposal would not be 
detrimental to highway safety and would not lead to an adverse impact to the availability of 
on-street parking. 

Licensing Matters 
7.29 The proposed HiMO accommodation comes under the classification of a HiMO which is 

covered under the Sui Generis Use Class order (Town and Country Planning (Use Classes) 
Order 1987) (as amended).  Although the accommodation has been split into two with a 2-
bedroom HiMO at no.98 Dorking Walk and a 3 bedroom HiMO at no.100 Dorking Walk, the 
red line boundary and proposed internal works show that the site would effectively comprise 
one unit and subsequently could be treated as containing a 5-bedroom HiMO.  The scheme 
will be licensed in line with requirements under the Housing Act 2004. 

8. Conclusion 
8.1 The proposed scheme for a change of use to a night shelter and HMO accommodation results 

in no significant material elevational changes to the fabric of the building or to the detriment of 
the adjacent area.  The scheme would provide a necessary facility for local homeless persons 
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and could be controlled by the use of appropriately worded conditions should planning 
permission be granted. 

8.2 The proposed homeless shelter is considered to address homelessness within Corby Town 
and, on balance, its benefits would outweigh any harm to local amenity and is recommended 
for approval.  The proposal would therefore comply with Policies 1, 7 and 8 of the North 
Northamptonshire Joint Core Strategy (2016) in supporting and enhancing a community 
facility and by requiring that all development proposals protect amenity by not resulting in an 
unacceptable impact on neighbouring properties or the wider area through unacceptable 
levels of noise, loss of light or overlooking.   

8.3 As a homeless shelter, the proposed scheme is supported by Paragraph 92 of the National 
Planning Policy Framework 2019 in providing a targeted facility for homeless persons within 
the community which is accessible, appropriate in scale and is accessible to anyone to anyone 
in need of assistance within the growing population of Corby. 

8.4 Furthermore, and no 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.  It is therefore 
recommended that Members approve the officer recommendation subject to 

Recommendation:  
Approve subject to the following conditions: 
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. 

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

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

3.  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 (2016). 

4. Prior to occupation of the development, a detailed operational management plan for the 
development shall be submitted to the Local Planning Authority for approval.  The 
management plan must include the following as a minimum: 

• The management structure of the night shelter; 
• Operational management details for day and night hours and a complaints structure. 

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 ensure that the numbers of persons using the shelter are not excessive and also 
to ensure that the 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). 

5. The applicant shall agree as part of its management and operation plan a clear local 
connection for the shelter.  Users will be from 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. 
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Reason:  To ensure that the proposed development 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). 

6.   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 the 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 ensure that the number of persons using the development 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). 

7. Prior to occupation of the development, access control requirements to and within the       
building shall be discussed and agreed in writing 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. 

8.  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. 

9.  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 (2016). 

10. 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 (2016). 

11. The number of permanent residents of the Houses in Multiple Occupation (Sui Generis) 
hereby approved shall be no greater than eleven (11) at any one time unless further 
planning permission is sought and obtained from the Local Planning Authority. 

Reason:  To meet the intent of the application and in the interest of residential amenities and 
to comply with Policy 8 of the North Northamptonshire Joint Core Strategy (2016). 
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12.  The number of permanent residents of the Night shelter (Sui Generis) hereby approved 
shall be no greater than sixteen (16) at any one time. 

Reason:  To meet the intent of the application and in the interest of residential amenities and 
to comply with Policy 8 of the North Northamptonshire Joint Core Strategy (2016). 

13.  Prior to the first occupation of the development hereby permitted details of the proposed 
enclosed secure bicycle parking shall be submitted to and approved in writing by the Local 
Planning Authority and the scheme approved shall be provided and be retained thereafter. 

Reason:  To ensure the provision and availability of adequate cycle parking in accordance 
with policy 8 of the North Northamptonshire Joint Core Strategy. 

14. No building or use herby permitted shall be occupied or the use commenced until there 
has been submitted to and approved in writing by the Local Planning Authority a scheme 
of hard and soft landscaping, which shall include indications of all existing trees and 
hedgerows on the land, and details of any to be retained, together with measures for 
protection, in the course of development.  The approved scheme shall be implemented 
so that planting is carried out no later than the first planting season following the 
occupation of the building(s) or the completion of the development whichever is the 
sooner.  All planted materials shall be maintained for five years and any trees or plants 
removed, dying, being damaged or becoming diseased within that period shall be 
replaced in the next planting season with others of similar size and species to those 
originally required to be planted unless the Council gives written consent to any variation.  

Reason:  To protect and enhance the character of the site and the area, and to ensure its 
appearance is satisfactory in accordance with Policies 3 and 8 of the North 
Northamptonshire Joint Core Strategy. 

Reasons for Approval: 
The proposed scheme for a change of use to a night shelter and HMO accommodation results 
in no significant material elevational changes to the fabric of the building or to the detriment of 
the adjacent area.  The scheme would provide a necessary facility for local homeless persons 
and could be controlled by the use of appropriately worded conditions should planning 
permission be granted.  The proposed homeless shelter is considered to address 
homelessness within Corby Town and, on balance, its benefits would outweigh any harm to 
local amenity and is recommended for approval.  As a homeless shelter, the proposed scheme 
is supported by Paragraph 92 of the National Planning Policy Framework (2019) in providing 
a targeted facility for homeless persons within the community which is accessible, appropriate 
in scale and is accessible to anyone to anyone in need of assistance within the growing 
population of Corby.  The decision has been reached taking into account paragraphs 126 and 
127 of the National Planning Policy Framework (2019).  The proposal is considered to comply 
with Policies 1, 7 and 8 of the North Northamptonshire Joint Core Strategy 2016, the National 
Planning Policy Framework 2019 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 186-187 of the National Planning Policy Framework 
2019. 

Informatives 
1.   In dealing with the application the Council has implemented the requirement in the National 

Planning Policy Framework 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.   Matters relating to Licensing will be ongoing and will be dealt with by the Local Authority’s 
Environmental Health department.  

Schedule of Plans 
Amended Site Location Plan 1:1250     Received 30.08.2019 
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Amended Existing Plans and Elevations 1:100 and 1:200  Received 30.08.2019 

Amended Proposed Plans and Elevations 1:100 and 1:200  Received 30.08.2019 

Amended Design and Access Statement (Revision A)  Received 30.08.2019 

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. 

Officer to Contact: Paul Barber 
Tel No: 01536 464159 
Email:  Paul.Barber@corby.gov.uk  

mailto:Paul.Barber@corby.gov.uk

