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Proposal:

Proposal :-

COMMITTEE DATE: 10 ™ March 2016

16/00016/COU

11.01.2016

Mr S Plews

11A Burton Street, Melton Mowbray, LE13 1AG

Change of use to micro-pub.
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This application seeks permission for the charfgese of a building from a shop to a Public Hou3ée host
building falls within Melton Town Centre and is lted between a mixed uses of premises. The bgildin
three storey with the ground floor previously ussd cafe, the use of the upper floors is not known

It is considered that the main issues arising fronthis proposal are:

e Compliance or otherwise with the Development Planrad the NPPF
< Impact upon the character of the area

e Impact upon Residential Amenities

¢ Impact upon Highways

The application is required to be presented toGbmmittee because the applicant is an employeeattol
Borough Council.

History:-

No relevant history



Planning Policies:-
Melton Local Plan (saved policies):

Policy OS1 - allows for development within the village envedoprovided that the form, character and
appearance of the settlement are not adverselgtaffee form, size, scale, mass, materials anditaatbral
detailing of the development is in keeping with tharacter of the locality; the development woubd cause
undue loss of residential privacy, outlook and aitieshas enjoyed by occupants of existing dwellimgghe
vicinity.

Policy BE1 - Siting and design of buildings: allows for newildings subject to criteria including the design
harmonising with the surroundings, no adverse immac neighbouring properties by loss of privacy or
outlook, adequate space around and between busldiegng provided and adequate access and parking
arrangements being made.

The National Planning Policy Framework introduces a ‘presumption in favour of sustainable
development’ meaning:

. approving development proposals that accord withdgvelopment plan
without delay; and
. where the development plan is absent, silent evagit policies are

out -of-date, granting permission unless:

o0 any adverse impacts of doing so would significarthyl demonstrably outweigh the benefits,
when assessed against the policies in this Franketaken as a whole; or

o specific policies in this Framework indicate deyetent should be restricted.

The NPPF offers direction on the relative weightthed content in comparison to existing Local Platiqy
and advises that whilst the NPPF does not autoaiticender older policies obsolete, where they iare
conflict, the NPPF should prevail. It also offadvice on the weight to be given to ‘emerging’ippli.e. the
LDF) depending on its stage of preparation, exténtnresolved (disputed) issues and compatibiliith the
NPPF.

It also establishes 12 planning principles agaimbtch proposals should be judged. Relevant to this
application are those to:

* Proactively support sustainable economic developritedeliver homes and business that local areas
need;

* Always seek to secure high quality design and algadandard of amenity for all existing and future
occupants of land and buildings

* Deliver sufficient community and cultural facilisend services to meet local needs;
* Conserve heritage assets in a manner appropri#tteitassignificance

On Specific issues it advises:

Building a strong competitive economy
» Planning should encourage growth, not preventdt strould plan proactively to encourage economic
growth
» The planning system doeserything it canto support sustainable economic growth.
» Planning should operate to encourage and not at aapediment to sustainable growth.
» Significant weight should be given to the need to support economiwttr.o

Require Good Design
» Good design is a key aspect of sustainable devedopris indivisible from good planning, and should
contribute positively to making places better fepple.
« Planning decisions should address the connectietvgelen people and places and the integration of
new development into the natural, built and histenvironment.

Conserving and enhancing the historical environment
* In determining planning application, local planneagthorities should take account of:
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» The desirability of sustaining and enhancing thgnificance of heritage assets and putting them to
viable uses consistent with their conservation;

e The positive contribution that conservation of tege assets can make to sustainable communities
including their economic viability; and

e The desirability of new development making a pwsiticontribution to local character and
distinctiveness.

 Where a development proposal will lead to less thahstantial harm to the significance of a
designated heritage asset, this harm should behtegigagainst the public benefits of the proposal,
including securing its optimum viable use.

This National Planning Policy Framework does narae the statutory status of the development pahe
starting point for decision making. Proposed depelent that accords with an up-to-date Local Plaukshbe
approved and proposed development that conflictalldhbe refused unless other material considerstion
indicate otherwise. (NPPF para. 12)

Consultations:

Consultation reply Assessment of Head of Regulatorgervices
Highways Authority: No objection to the| There is currently no parking associated with the
proposal existing unit, and no parking is proposed for the

change to micro-pub.

The unit falls within the town centre with several

car parks available close by, the change of use to
the unit will not impact upon the parking of the
surrounding area.

There are considered to be no grounds to resist
permission based on highways issues.
Environmental Protection: No objection to the | Noted, the premises will have to abide [y
proposal subject to conditions legislation falling outside of the planning remit
for instance licensing, Environmental Protection
The public house hereby approved shall not opbave been consulted and have assessed the
outside the hours of 1000 to 2300 and |mmotential impact on residential amenity, the
deliveries shall take place outside of these hournsproposal does not include any provision for
amplified sound and restricts the opening hours to
Before any amplified music is played in relation|tensure there is not detrimental amenity to [the
the use hereby approved, details of solmdcupants of nearby residential dwellings.
installation for the building, including a timetah| requirements.
for completion of the works, shall be submitted to

and approved in writing by the local authority. | There are considered to be no grounds to resis
permission based on Environmental Protection
grounds.

—

Building Control: No objection to the | Noted.
proposal.

Representations:
A site notice was posted and neighbouring propertiensulted. As a resud4 letters of support and 1 letter of
objection has been receivedthe representations are detailed below:

Representations Assessment of Head of Regulatorgr8ices
Impact upon the Character of the Area

« If successful the street scene of a rural retail
market town environment will inevitably be
compromised.




The building concerned is listed; o
premises next door have a blue plaque affi

to the end wall outlining a fascinating pasalterations to the historical
history and connection with Beau Brummg
Thimcluding signage would need to be considered

the famous Regency personality.

property in question has an old shop frg

window and fascia, constructed long bef

any development of this type would have
the accompany

been envisaged and
increase in traffic flow created — depredat
is bound to occur.

An application for change of use of such

building must be viewed carefully in view

its importance historically and the suitability

of what is proposed should fit the profile

the building. A micro-pub would certainly

not do this

11 Burton Street Melton is a Grade |l list
ubuilding and the site is situated within t
xéecbnservation Area, however there are
fabric of th
[Ibuilding proposed and any external alterati

nthrough a separate planning application.
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Impact upon Highway Safety:

The area outside our premises already sufféibe Local Highway Authority have raised no

from bad traffic congestion due to the numbebjections to this proposal, information sought

of huge heavy goods vehicles parking on

tifeom the applicant confirms that beer will be

yellow lines whilst unloading at existingwheeled around from a brewery to the rear of

businesses. A micro-pub can only exacerbatee Noel's Arms, no lorries will be delivering

an already difficult situation which the poli¢ggo the premises.

and traffic authorities are constantly

monitoring. The change of use from café to micro-pub is
considered to have a neutral effect on fhe

Pedestrian safety is already seriouskighways.

compromised by the parking issues outlin

above.

Delivery vehicles have to partially park ¢
the pavement to avoid compromising traffi

flow.

Pavement width is substantially reduced

pedestrians, especially those in motorised

wheelchairs and mothers with babies

prams and pushchairs who frequently have to

go on to the road to avoid the obstructions.

Concomitant with the parking issues is the
amount of damage caused to the pavement by

heavy vehicles. This has to be made goo
avoid further potential for pedestrian injuri
thereby incurring costs for the council a
therefore to council tax payers.

The pavement in question is the major

walkway linking the town centre to the Mi

Street Car Park which obviously createg
Pedestrians

significant volume of footfall.
will undoubtedly be affected by the creati
of a business of the proposed kind.
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resist permission based on highways issues
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Other Considerations
There is no rear exit to the proposedhere is no change to the layout of the u
micro-pub premises — this represents with users of the micro-pub seated in the fr

serious danger should fire break out.

The premises provide nowhere foiThe applicant has been advised that it woulg
goreferable to supply some form of smoking bin
efbr the building, however this is not something

smokers to stand, apart from outside
the pavement or in the doorway sha
with the adjoining grocery outlg

resulting in both nuisance and litteconditions.

problems to the detriment of oth
businesses.

There is nowhere to store wheelie b
awaiting collection other than on th

premises themselves, creating an uncleay this use and certainly not to an indust

environment and potential health haza

On refuse collection day the only plage

wheelie bins can be placed will be out
the pavement potentially causing furth
congestion for pedestrians, especially
the pavement narrows outside t
proposed micro-pub.

Existing public houses have already beeihilst these comments are noted, the NP

of the building and having access out of
building readily available.

tthan can be secured through plann

er

nkformation provided by the applicant h

dscale where wheelie bins are required.
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a@ndicated that very little waste will be created
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hit by falling demand during the recenencourages the re-use of vacant buildings fand
period of austerity invites opportunities for additional
contributions to economic growth.
Letters of support received
- More choice of venue
The NPPF strongly encourages a vared
- Encourage small local business economy, the change of use is fan
encouragement of Melton’s vitality and will
- Attract different type of visitor to the provide a unique service in a previously vacant
town unit, contributing to the economy of Meltgn
Town Centre and creating a passing trade| for

Contribute additional trade to oth

businesses e.g. Restaurants, Taxi's et¢...

Promoting ford and drink in food capit
for the East Midlands.

piother businesses in the Town.
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Other material considerations (not raised through onsultation or representation)

Consideration

Assessment of Head of Regulatory Seces

Compliance (or

Policy

otherwise) with Planning

The NPPF is a material consideration wh
postdates the local plan and is supportive
economic development. In terms of

promotion of economic growth, the NPH
requires that planning should do “everything
can” to encourage economic development
advises that “significant weight” should |
assigned and as such it is considered to wi
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substantially in favour of the proposal.




The proposal has not generated an objection
from the Highways Authority given that no
additional commercial floor space will he
created.

The proposal is considered to comply with the
local plan policies OS1 and BE1 which dre

considered to be in compliance with the NPPF
in protecting the character of areas, respedting
neighbouring residents with no severe impdcts
upon highway matters.

Impact upon Residential Amenity It is noted that ground floor uses in the arealare
largely commercial; however, it appears that
there is potential for there to be a number| of
residential properties above the units too.

Whilst it is acknowledged this use may cause a
small number of people to be present on |the
street, the hours of opening combined with|no
amplified music will ensure there is no
disturbance to any nearby residential propefrty.
This can be controlled by means of a conditign.

Conclusion

The existing unit is currently vacant and the piphe of development is supported in that it woukihg an
empty unit back into a commercial use, which woatmhtribute to the local economy. Furthermore, the
application site falls within Melton Town Centredais not within a primary or secondary shoppinghfege.

As such the proposed use is acceptable in principle

The application site falls within in a Conservatitirea and 11 Burton Street is a Grade |l listedding, there
would however be minimal alteration to the buildwgh no changes at present to the existing shopfas
such the proposal would not be detrimental to treracter and appearance of the area.

In terms of residential impact, the applicant donespropose any amplified sound with a conditioguigng
the submission of details, should this later beuested. The hours of opening and deliveries haenb
conditioned to ensure that there is no disturbanceccupants of nearby residential dwellings dunmgit
time hours.

As such, the proposal is considered to meet the @atives of policies OS1 and BE1 of the Melton Local
Plan, and the relevant sections of the NPPF. Accortfjly the proposal is recommended for approval.

Recommendation: PERMIT, subject to:-

(8) The following conditions:
1. The development shall be begun before the diqiraf three years from the date of this permissio

2. The proposed development shall be carried oigtlgtin accordance with the proposed ground floor
plan dated 01.01.2016

3. The public house hereby approved shall not apgside the hours of 1000 to 2300 and no deliveries
shall take place outside of these hours

4. Before any amplified music is played in relatiom the use hereby approved, details of sound
installation for the building, including a timetabior completion of the works, shall be submitted t

6



and approved in writing by the local authority.

Reasons:
1. To comply with the requirements of Sectidnod the Town and Country Planning Act 1990.
2. For the avoidance of doubt
3. For the avoidance of doubt
4, To prevent unreasonable noise disturbanteeiiterests of neighbouring properties.
Officer to contact: Miss L Parker Date: 268" February 2016



