Committee Date: 23 February 2012

Reference: 11/00909/FUL

Date submitted: 25.11.2011

Applicant: Ms L Young

Location: Vale House, Belvoir

Proposal: Mixed use of dwelling house to provide bed and brédast/commercial
Provision of three camping pods in the grounds

Introduction:-
Vale House is a fine detached house in the heatteoBelvoir Estate. Formerly the home of the
Estate Manager it is currently unused. There aneesoutbuildings associated with the dwelling.
Although not listed it is within the Belvoir Castt®nservation area and also within the Historic
Park and Garden - as such is considered a heatsg of some significance.

The application has two components
= The change of use of Vale House from a dwelling tmixed commercial/bed
and breakfast use;
= The provision of three camping pods within the gra
The applicants currently run a consulting and diéaching business which will offer a residentiadgram
for participants including leadership developmentkghops and strategy workshops for between 2 and 5
days duration. These will utilise the conferenceilities at Belvoir Castle and the necessary owghi
accommodation provided in four of the six bedro@n¥ale House on a bed and breakfast basis.

There will also be occasional weekend retreat wags also providing accommodation at vale
House with ‘overspill’ into the camping pods.

The Application is to be considered by Committee do the fact that the camping pods are
considered to be new buildings in a remote couitteytocation and therefore they are not in strict
accordance with planning policy.



It is considered that the main issues relating tahe application are:

« Compliance , or otherwise, with planning policy rehting to businesses in
rural locations

* Impact upon the open countryside

* Impact upon the Designated Historic Park and Garden

» Impact upon the host historic building

e Impact upon highway safety

Relevant History:-
There is no relevant site history
Planning Policies:-

PPS 1 ‘Delivering Sustainable Development The guidance says that planning should promote
sustainable and inclusive patterns of developmfkey principle involves the need to reduce the

need to travel by car and to identify land for depeent in locations where there is, or the

potential for, a realistic choice of access by nseather than the private car. The Government is
committed to promoting a strong, stable, and prtédececonomy that aims to bring jobs and

prosperity for all. Planning authorities should @esthat suitable locations are available for

industrial, commercial, retail, public sector (elgealth and education) tourism and leisure
developments, so that the economy can prosper.

PPS4 Planning for Sustainable Economic Growth - contains advice on dealing with
applications in rural areas and applies the priesipf sustainable development.
With specific regard to tourist accommodation, BiRS advises that L.P.A’s should:-

e support provision of rural tourist accommodatiarsustainable locations which benefits

the rural economy

» weigh the objective of providing facilities witheémeed to protect the landscape

» should be located within existing buildings or sithose to villages

» support expansion of existing facilities where tiédps their viability

* recognise areas of statutory designation

“Good Practice Guide on Planning for Tourism” — provides guidance on the role of planning in
tourism development. It also underlines the impuaréaof protecting and enhancing the visual
quality of sites to ensure the development fitswiell with its environs. Annex 1 addresses
accommodation and advises:
» Planners should carefully weigh the objective aviiding adequate facilities and sites
with the need to protect landscapes and enviroratigsiensitive sites.
* New sites that are close to existing settlemendisodiner services will generally be more

sustainable as some local services may be accbgsedans other than by car

PPS5 — ‘Planning and Historic Environment' which outlines the Government's policies for
effective protection of all aspects of the hista@ivironment. Planning has a central role to phay i
conserving our heritage assets and utilising teht environment in creating sustainable places.

The Government’s overarching aim is that the histenvironment and its heritage assets should
be conserved and enjoyed for the quality of lifeythbring to this and future generations. To
achieve this, the Government’s objectives for plagnfor the historic environment seek to
recognise that heritage assets are a non-renewgggarce, recognise that intelligently managed
change may sometimes be necessary if heritagesemseto be maintained for the long term and
wherever possible, heritage assets are put to @mpyate and viable use that is consistent with
their conservation.



In particular Policy HE7.2 states that in considgrthe impact of a proposal on a heritage asset
the particular nature and significance of the hggt asset must be taken into account. this
understanding should be used by the local planmiathority to avoid or minimise conflict
between the heritage asset's conservation andspegteof the proposal.

Policy HE9 of PPS5 states that when there is aegegfi harm to a heritage asset from a proposal
that the public benefit should be weighed agaimat harm

PPS7 — ‘Sustainable Development in Rural Areas’— The principles for permitting rural
economic development is now contained within thesPowever PPS7 is still relevant and
contains advice on determining applications inlraraas and sets out national planning policy in
relation to development in rural areasll development in rural areas should be well desijand
inclusive, in keeping and scale with its locatiand sensitive to the character of the countryside
and local distinctiveness.

Melton Local Plan (saved policies):

Policy OS2- does not allow for development outside the town dhage envelopes shown on the
proposals map except for development essentified@perational requirements of agriculture and
forestry, and small scale development for employinescreation and tourism which is not
significantly detrimental to the appearance andlirdnaracter of the open countryside.

Policy BE1- Siting and design of buildings: Allows for newildlings subject to criteria including
the design harmonising with the surroundings, neeesk impact on neighbouring properties by
loss of privacy or outlook, adequate space aroumtl lzetween buildings being provided and
adequate access and parking arrangements being made

Policy BE9- This policy refers to Historic Parks and Gardand states that planning permission
will not be granted for any development that wobhlye an adverse effect on their character or

setting.

Local Development Framework Core Strategy ‘Preferrel Options’ seeks to support small
scale attractions based on enjoying the countrysigtoric town and villages, churches, events,

festivals, waterways and food. Holiday accom
existing attractions may also be acceptable.

Consultations:-

madtetfholiday lodges, caravans) linked to

Consultation reply

Assessment of Head of Regulatory Services

Highway Authority — Whilst the Highway Authority initially
had concerns over the existing access to the Valesél site
these have now been overcome following agreemetht thve
Belvoir Estate to utilise the Belvoir Castle visitmar park for
guest parking

Noted

English Heritage — do not wish to offer any comments
this occasion. The application should be determired
accordance with national and local policy guidaacd on the
basis of the Councils specialist Conservation avic

priNoted

Belvoir Parish Council - The Parish Council suggest that t
camping pods should be strictly limited to a maximof 3.

There were concerns raised about the use of arrtaive
banner on the boundary hedge of the property. dduitd

heoted. The application is for 3 only and a
additional would need a further application.

Any advertising banner would be the subject

serve as yet another distraction at this junctamthere are

of

> separate advertising consent.




already numerous signs on Belvoir Castle car park |

Representations:

A site notice was posted and the immediate neigtibguproperties consulted by letter. At the time of

writing this report no letters of objection haveehaeceived.

Other material considerations (not raised through onsultati

on of representation)

Consideration

Assessment of Head of Regulatory Services

Application of Development Plan and other planning
policy

Policy OS2 carries a general presumption agai
development outside town and village envelopes pxae
certain instances such as development essentiabfaulture
and forestry, small scale employment, tourism auteation
development.

Policy BEL This policy refers to the siting and design of
buildings and amongst other things is concernell wit
buildings harmonising with their surroundings amg a
adverse effects on neighbours.

Policy BES: This policy refers to Historic Parks and Garder
and states that planning permission will not bengga for any
development that would have an adverse effect @in th
character or setting

PPS5 - ‘Planning and Historic Environment' which
outlines the Government's policies for effectivetpction of
all aspects of the historic environment. Planniag b centra
role to play in conserving our heritage assetsiliding the
historic environment in creating sustainable places

The Government's overarching aim is that the hist
environment and its heritage assets should be pmdand
enjoyed for the quality of life they bring to th#md future
generations. To achieve this, the Government’'satibges for

NElcilities together with the provision of campir
pods within the garden area is considered to be a
tis

The use of Vale House for Bed and Breakf

tourism/small scale employment related use. |
anticipated that the equivalent of 4 FTE jobs Wwél
created.

The proposal also involves the re-use of V
House - an existing building

green felt tiling and are designed to blend in
harmonise with its surroundings. They occupy

2.49m. to ridge and are similar in design tq
mansard roof. They are to be located towards
rear of the site and will be nestled amongst adfe
boundary trees which will minimise their impact
the garden area. The remote location of the
also ensures that the proposal does not adve
affect neighbours.Accordingly the design and
location of the pods is considered to b
acceptable and will not adversely affect the
character and appearance of the area.

dAs stated above the pods are to be located towa
the rear of the site and will be nestled amongst a
belt of boundary trees which will minimise their
impact on the garden areAccordingly the
proposal does not adversely affect the character
or setting of the designated Historic Park and
Garden

Vale House, although not listed, is a substar
historic building situated both within the Belva
conservation area and the Belvoir Castle Hist
Park and Garden. It is of course an Estate Prof
which is related to Belvoir Castle by virtue of
former use.
hheritage asset of high significance.

The proposed re-use of the building for bed
breakfast accommodation has little effect on
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planning for the historic environment seek to retieg that
heritage assets are a non-renewable resource,niseothat
intelligently managed change may sometimes be sapgsf
heritage assets are to be maintained for the leng tand
wherever possible, heritage assets are put to propate
and viable use that is consistent with their corst@n.

PPS4 reflects the advice in PPS1 but supports smalles
economic development in rural areas particularlyps#
adjacent or closely related to towns or villagesiere the
benefits outweigh the harm in terms of:

the potential impact on the countryside, landsca
and wildlife.

local economic and social needs and opportunitie

settlement patterns and the level of accessibitty
service centres, markets and housing.

the need to conserve, or
conserving, heritage assets and

the desirability

the suitability of the building(s), and of diffete
scales, for re-use,

and appearance. It will also ensure its longer t
maintenance which is to be welcomed.

The camping pods will be situated within the
garden area which is within both the conservatio

design, construction and siting of the pods within
the tree belt etc will minimise their impact on ot
as well as on the host historic building.

The benefits of maintaining and ensuring a new
for a significant heritage asset (Vale House) ense

harm and benefit (PPS5 - Policy HE9.4)

Céf’lhe expectation in PPS4 is that accommodal
should be ‘in or adjacent’ to towns and villages
specifically qualified to those “requiring ne
buildings”. This site is located immediate
pagjacent to Belvoir Castle but is some distal
away from the nearest villag&€he development i
likely to generate some economic benefits at al |

> level as visitors will spend more in the localitydal
at a general level will contribute to the quanttyd
choice of holiday accommodation availabl
However, it is also considered that the locatio

Quch that visitors would inevitably travel to a
from the site to fulfill conventional visitor actties

h(including shopping, visiting attractions etc).this
respect the location is considered to perform o
in sustainability terms given the limited range
facilities within the immediate vicinity.

Supporting information submitted with th
application states that the applicant will be rugn
leadership development workshops and strat
workshops utilising the conferencing facilities
Belvoir Castle as well as providing overnig
accommodation for workshop participants. Th
workshops tend to be anywhere from 2 — 5 night
duration, with participants remaining static foeith
stay.. In addition, the proposal is to run monthity
twice-monthly (depending upon uptake) weeke
retreat workshops with accommodation provisior
Vale House.

It is considered that a Bed and Breakfast us

existing historic property. However, the propos
pods are perhaps more controversial as they|
new buildings and are therefore not strictly
accordance with planning policy. Accordingly the
is a balance to be struck in this case betw
encouraging tourism related uses and
sustainability of the site.

area and Historic Park and Garden. However thei

to address the balance between perceived publi¢
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In this instance it is considered that the camg

ing

pods would not be prominent in the countryside and
the buildings are in keeping with the character and
appearance of the site. The pods are proposed to be
moveable structures and are limited in number. The

proposed useage would only be occasional
would support functions at Belvoir Castl
Accordingly any conflict with sustainability andeth
guidance contained in PPS4 is limited.

Impact on highway safety

An agreement has been reached between

applicants and the Belvoir Estate to enable wisito

and guests to Vale House to utilise the exist
Belvoir Castle car park, thus negating additio
traffic movements through the current site aca
point. Additionally a new signposted footway wj
be provided within the car park area together it
new hand gate opposite the existing pedestrian
gate to Vale House to allow visitors to cra
directly between sites. This approach is conside
to be acceptable by the Highway Authority giv
the level of usage anticipated.

Conclusion

The proposal seeks to apply for full planning pesidn for the change of use of Vale House, a dasign
heritage asset, from a dwelling to a mixed bedlzedkfast/commercial use, together with the provigif
three timber camping pods within the curtilage afé/House.

There are no longer any highway issues as thealinitncerns of the Highway Authority have been
overcome through the utilisation of the Belvoir @agisitor car park for Vale House guests. Theppsed
buildings are considered not to cause any detriahdrdrm to the setting of Vale House, the Desighate
Historic Park and Garden, conservation area anditcgside due to the construction materials proposed
and the screening for the site from the highway.

The proposal is considered to comply with the dbjes of the Local Development Framework, regional
and national planning policies in terms of genegatourist accommodation and supporting the ohjesti
of PPS4 by contributing to the rural economy andilifating access to the countryside. Likewise the
objectives of PPS5 are supported in terms of tmefits of maintaining and ensuring a new use foleVa
House, a significant heritage asset, balanced sig#ie minimal impact of the camping pods on the
landscape

There is a lack of these types of facilities withiire Borough and there are many rural tourist @itvas
within the Vale of Belvoir that would support thisoposal. 1 is considered that the impact on travel
patterns and other sustainability considerationglavbe very limited by its scale and location, stizdt no
significantly harmful affects could be demonstrated

The proposal is not therefore considered to berapnto Policies OS2, BE1 and BE9 of the adopted
Melton Local Plan and is accordingly recommendedafiproval.

RECOMMENDATION:- Approval with the following condi tions/reasons:-

1. The development shall be begun before the expiratib three years from the date of this
permission.
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2. The external materials to be used in the developimereby permitted shall be in strict accordance
with those specified in the application unlessraliive materials are first agreed in writing bg th
Local Planning Authority. The development shall ¢gried out in strict accordance with the
approved details

3 The camping pods hereby approved shall be sulgjelee following restrictions:-

(i) The camping pods shall be occupied for rafighurposes only and shall not be occupied as a
persons sole, or main place of residence and

(i) The accommodation hereby permitted shall netlét to the same person, group of persons or
family for a period not exceeding 28 days in ang oalendar year

(i)  The owner/occupier of the site shall maintaan up-to-date register of the names of all
owners/occupiers of individual pods on the site] ahtheir main home addresses and shall make
this information available at all reasonable tint@the Local Planning Authority.

4  Within 2 months of their installation on the sitke external surfaces of the camping pods hereby
permitted shall be painted and/or stained in acwed with a colour scheme to be first agreed in
writing by the Local Planning Authority and shdlkteafter be retained in the agreed colour.

5. No development shall commence on site untivision has been made for the satisfactory
disposal of foul and surface water from the sitag¢nordance with a scheme which shall first have
been submitted to and approved by the Local PlanAirthority.

6. Before development commences the proposed aing arrangements to utilise the Belvoir
Castle visitor car park together with the propo$eatpath access arrangements shall be fully
implemented in accordance with the agreement wéttvdr Estate.

7. No more than 3 camping pods shall be positimrethe site in connection with the development
hereby permitted, and their design shall be irctsa€cordance with those details specified in the
application and no tents; caravans; mobile homefyg cabins of an alternative design shall be
located on the site unless alternative designfirateagreed by the Local Planning Authority.

Reasons

1. To comply with the requirements of Section 91 & Trown and Country Planning Act 1990
2. To ensure a satisfactory standard of external appea.
3. To ensure that the holiday accommodation heaglpyoved is not used for unauthorised

permanent residential occupation.
4. To ensure a satisfactory standard of extepp¢arance.

5. To ensure that satisfactory provision is madeeappropriate time for the disposal of foul and
surface water.

6. In the general interests of Highway safety.

7. To ensure a satisfactory standard of exterraam@nce in the interests of the preservationef th
character of the Conservation Area.

Contact: R.Spooner Date: 14 February 2012



