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19/01386/FULHH —The Elms, 11 Kings Street, Scalford LE14 4DW -
Construction of a two storey extension.


http://www.melton.gov.uk/
http://www.linkedin.com/shareArticle?mini=true&url=http://moderngov.southkesteven.gov.uk/mgWhatsNew.aspx?bcr=1
http://facebook.com/sharer/sharer.php?u=http://moderngov.southkesteven.gov.uk/mgWhatsNew.aspx?bcr=1
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Somerby Methodist Chapel is located in the Somerby Conservation Area. The Chapel was
originally builtas a Sunday school extension to the original Methodist Church. The
Chapel’s characterand appearance when viewed from the street scene is neutral, with no
significant historic or architectural interest. The Chapel belonged to the ‘Stamford
Methodist Circuit’ until itwas closed for worship and sold in October 2019.

Recommendation(s)

1.

It is recommended the application for change of use is APPROVED, subject to:

conditions as set out in appendix A and

the completion of a s106 agreement to provide funds of £10,000 to facilitate the
adaption of the Village Hall.

2.2

2.3

2.4

3
31

Reason for Recommendations

In the opinion of the Local Planning Authority (LPA), the Chapel’s proposed change of use
from religious place of worship and community use to residential is acceptable. The
building was sold nearly two years ago; in that time there has not been an interested
community group to come forward with funds or a business case to acquire the building.

The change of use cannotbe supported unless there is alternative suitable community
facility for the community groups that previously used the Somerby Methodist Chapel, in
accordance with Melton Local Plan Policy C7 and the Somerby Neighbourhood Plan
Policy CF1, or the existing use is shown to be unviable. As no community group has come
forward to purchase the Chapel, an alternative solution has to be found. Itis the opinion of
the LPA that the offer of £10,000 is a fair and reasonable amounttowards the adaption
and extension of Somerby Village Hall, to a condition appropriate for the displaced groups
to find accommodation.

Should the application fora change of use be refused, itis likely that Somerby Methodist
Chapel will remain empty; its condition thereby continuing to degrade. The building would
then remain empty until such time as either a community group came forward to purchase
the building, orthe change of use to residential was granted. It has been approaching two
years since building was sold, which is considered sufficienttime to allow a community
group to come forwards with a viable proposal. As such, there are tangible public benefits
to securing the future use of the building; this will ensure the character and appearance of
the Conservation Area is maintained; the Chapel is a prominentfeature on the High
Street, located in the heart of the Conservation Area. Paragraph 206 of the National
Planning Policy Framework (NPPF) states that LPA’s should look for opportunities for new
developmentwithin Conservation Areas to preserve those elements of the setting that
make a positive contribution to the asset.

The proposed developmentwould therefore accord to Policies C7 and SS1 of the Melton
Local Plan, Policy CF1 of the Somerby Neighbourhood Plan and Paragraph 206 of the
NPPF, as well as the overall aims of the NPPF (revised 2021).

Key Factors

Reason for Committee Determination
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3.2 The application isrequired to be considered by the Committee because the number of
objections goes beyond the threshold for delegated authority.

3.3 Relevant Policy context

3.3.1 The Melton Local Plan 2011-2036 was adopted on 10™ October 2018 and is the
DevelopmentPlan forthe area. Policy C7 and SS1 apply.

3.3.2 Noinconsistency with the NPPF has been identified thatwould render Local Plan Policies
‘Out of Date’.

3.3.3 The Somerby Neighbourhood Plan was made in 2020 and carries full weight. Policy CF1
applies

3.3.4 Please see Appendix D for a list of all applicable policies.

3.3.5 The Site lies in the Somerby Conservation Area and as such the duty of s72 Planning
(Listed Buildings and Conservation Areas) Act 1990 is applicable, to pay special attention
to the desirability of preserving or enhancing the character or appearance of the
Conservation Area.

3.4 Main Issues

3.4.1 The keyissuesfor this application are considered to be:

e Principle of change of use from place of worship to residential
e Impact upon the character of the Somerby Conservation Area
e Impact upon residential amenities

e Impact upon highways and parking

4 Report Detail

4.1 Position under the Development Plan Policies

4.1.1 The site is within the village of Somerby where Policy SS1 and SS2 apply. Thisrelates to
sustainable development and encourages residential developmentwithin ‘Service Centres’
such as Somerby (as well as ‘Rural Hubs’) through development of allocated sites and
windfall development such as this proposal.

4.1.2 Local Plan Policy C7 relates to the provision of community assets. C7 states that
applications resulting in the loss of community assets should be refused, unlessthereis
alternative provision for the community groups in the local area or they are proven to be
unviable for continued community use. Untilits closure in 2019 the premises were used
for worship and a range of community groups (see para. 4.2.2 below for details).

4.2 Somerby Neighbourhood Plan Policy CF1 concerns assets of community value in the
village of Somerby, of which the Methodist Chapel isincluded. CF1 states that change of
use for the Chapel should be refused if the community building cannot be replaced by an
equivalentor better provision in an equally suitable location, or it can be demonstrated that
the facility is notviable or is no longerrequired by the community.

4.2.1 ‘Limits to Development’ states developmentwithin the limits will be viewed positively
where in accordance with other policies within the Plan subjectto accessibility, design and
amenity considerations.
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A number of community groups based in Somerby used the Chapel for community events.
The Somerby Parish Hub (a subsidiary branch of Somerby Parish Council) worked in
partnership with the Stamford Methodist Circuit, to facilitate bookings on behalf of the
community groups. However, it has been unavailable for such purposes since shortly after
its sale in 2019. The Groups that used the building comprised ‘Friends of the 10™’,
Somerby Computer Club, Yoga & Pilates Group and Somerby Horticultural Club

Principle of Development, residential amenity, highways and parking.

Policy D1 of the Local Plan requires new developmentto be of high quality design
regarding layout, context, amenity, landscaping and connectivity. There is a presumption
in favour of new dwellings, subjectto factors such as visual amenity, residential amenity
and the impact on the character of its locality; these are addressed below.

The proposed change of use to residential is considered acceptable with regards to Policy
D1. The internal space of the Chapel is sufficiently large enough to accommodate a two-
three bed property and there is ample amenity space around the building.

There are noissues with regards to highways or parking. There are no objections from
Leicestershire County Council (LCC) Highways and there is ample space for parking at
the site.

Impact upon the character of the site and surrounding area

The proposed change of use to residential does not include significantchangesto the
street-facing elevations of the building. As such there will be no harm caused by change of
use. At present, the building is slowly degrading asitis no longer occupied and this has
consequently had a negative impact on the character and appearance of the Somerby
Conservation Area. The proposed change of use would have the positive effect of bring
the building back into active use, thereby addressing the issue of a vacant building in the
heart of the Somerby Conservation Area.

Therefore approval of the application, to allow for its productive use and arrest its decline,
would be in accordance with the duty of s72 Planning (Listed Buildings and Conservation
Areas) Act 1990 to pay special attention to the desirability of preserving or enhancing the

character or appearance of the Conservation Area.

Principle of Change of Use

Melton Local Plan Policy C7 and Somerby Neighbourhood Plan Policy CF1 are in place to
safeguard the future of community buildings and the policies share a commonality by
stating that applications should be refused if there are no suitable alternative facilities
available and active in the same village which would fulfil the role of the existing
use/building, or the existing use is no longer viable and there is no realistic prospect of the
premises being re-used for alternative business or community facility use

An Asset of Community Value (ACV) designation was placed on the building by MBC in
2019, shortly after the building was closed for worship, due to the number of community
groups that used the building.

The six months moratorium on the onward sale has expired during which no party made
an offer to acquire the property. The building remains on the Melton Borough Council ACV
register until its expiry after five years and, whilstthis remained the case, any future sale
within this period would trigger a further moratorium period.
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A number of community groups based in Somerby used the Chapel for community events.
The Somerby Parish Hub (a subsidiary branch of Somerby Parish Council) worked in
partnership with the Stamford Methodist Circuit, to facilitate bookings on behalf of the
community groups.

The relevantcommunity groups that used the building atits time of closure were as
follows: Friends of the 10th, Somerby Computer Club, Yoga & Pilates Group and Somerby
Horticultural Club. Furthermore, the Parish Hub arranged one-off bookings for a variety of
events relevantto no specific community group.

The loss of the community asset primarily concerns the displaced community groups who
previously used the building. Each of these groups made a representation to the planning
application forchange of use, objecting to the proposal.

The former use as a Methodist Chapel became unviable owing to the small numbers of
worshippers that lead to the Methodist Circuit closing the Chapel. There appears no
reasonable prospect of the building being returned to community use given the absence of
any interest from community groups. Thus the viability’ criteria of the relevantLP and NP
policies appear to have been met.

In the village of Somerby the Village Hall provides an alternative community facility.
However, the Village Hall Committee have stated they would require an improvement and
adaption of the facility in order to accommodate new community groups as well as to cater
for growing demand, namely the addition of a single storey storage room extension; this
would allow for one of the function rooms to be used once again (as it is currently used for
storage).

The applicanthas offered to contribute £10,000 towards the construction of a new storage
room and other adaptions to the Village Hall. While thisis less than the total cost of a new
extension, itis sufficientas a starting pointfor the initial costs. The need for the extension
is not generated by the ‘displaced groups’ alone, the Village Hall wishes to improve its
facilities to cater for a widerrange of activities and a growing population. It is considered
that this sumis a proportionate share of the project commensurate with the demand
created by the displaced groups.

Having appointing an architectto carry outa feasibility study, draw up plans and create a
schedule of works and to go outto tender to obtain best prices from contractors it was
shown thatthere would still be money left over beyond this programme to start the build
project. Any such contribution made by the applicantto the trustees of the Village Hall (via
the Borough Council, through s106), would need to be ringfenced to safeguard the
contribution for the exclusive purposes described above and a timetable for its
expenditure.

A Trustee of the Village Hall made a representation to the application and proposed s106
contribution on 34 August 2021, stating they support the proposed change of use and that
the village hall can accommodate the displaced groups. The Trustee also stated that as the
village hall is approaching capacity, the offer of £10,000 from the applicantis welcomed
and will allow the village hall to begin the process of constructing an additional storage
room. This will allow for the provision of more usable space in the village hall, thereby
serving to better assist in accommodating the displaced groups from the Chapel. This
contribution of £10,000, arranged through s106, is considered to mitigate the impact of the
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loss of the Chapel and satisfies the ‘alternative suitable facilities’ criteria of both Melton
Local Plan Policy C7 and Somerby Neighbourhood Plan Policy CF1.

The figure is estimated to amountto approximately one quarter / one fifth of the total cost
of a single storey extension, in accordance with the Building CostInformation Service
(BCIS). The village hall is 193 square meters in footprint, the proposed extension would be
30 square meters in footprintand single storey in height. The size and heighthave been
used in accordance with the BCIS to calculate the build cost. Given it will benefitalso other
purposes, itis considered that the applicant’s offer of £10,000 is a fair and reasonable sum
to contribute towards the provision of an additional storage room at the Village Hall As part
of the s106 agreement, the money would be ringfenced to ensure it cannotbe used for any
other purposes.

The Parish Council’s response to the applicant’s offer of £10,000 to adapt the Village Hall
is awaited and any response will be reported to the Committee.

Furthermore, a Trustee of the Village Hall Committee actively supports the proposal for the
change of use and they made a representation on 34 August 2021 stating they welcome
the offer of £10,000 towards the construction of a new storage room.

In conclusion, the proposal is considered to have demonstrated that the facilityis no longer
viable. It is also considered that a suitable, alternative, facility can be developed to provide
for the needs and uses that this site previously did. Accordingly, itis considered that both
‘strands’ of Policy C7 and CF1 are met (n.b these are expressed as alternatives
(alternatives ‘or’ viability) and either can be met to secure compliance with the LP and NP).

Consultation & Feedback

A site notice was posted and 5 neighbours were notified.17 letters of representation
objecting to the proposal have been received to date. There have also been 3 letters
making further representations and 2 of support.

The Parish Council comments are reported below and further comments (regarding the

s106 proposal) will be reported verbally.
Financial Implications

None identified.

Legaland Governancelmplications

No specificissues are identified. The application is being considered by the Committee
underthe scheme of delegation within the Constitution. Legal advisors will also be present
at the meeting.

Legal Implications reviewed by: Tom Pickwell (Solicitor)
Background Papers

There are norelevant historic applications.

Appendices

A: Consultation responses
B: Representations received

C: Recommended condition
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D: Applicable DevelopmentPlan Policies

Report Author: Toby Ebbs
Report Author Contact Details: tebbs@melton.gov.uk
Chief Officer Responsible: J Worley, Assistant Director Planning and Delivery
Chief Officer Contact Details: 01664 502359
jworley@melton.gov.uk
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Appendix A : Summary of Statutory Consultation Responses

Parish Council

The Parish Council considerthat neither of the circumstances set out in the applicable
developmentplan polices (NP CF1 and LP C7)have been demonstrated. There are mounting
objections from individuals, groups and clubs in the community who explicitly do still require use of
the building as a meeting place. All the evidence we have is objectively averse to the application.
Notwithstanding that C7 is a strategic policy of the Melton Local Plan, it does not specifically
identify any of the rural services it seeks to protect. The Neighbourhood Plan adds that level of
detail for Somerby Parish and so policy CF1 (in conformity with the Local Plan)isthe most

directly applicable to this building

The application makes no reference to the proposal’s location in the Conservation Area or its
proximity to a number of heritage assets (both designated and non-designated) and other

assets, such as the allotments which itoverlooks. These should be referred to and taken into
accountin the Design and Access Statement but are not. The Applicantis referred to
Neighbourhood Plan Objective 9, policies CD1 and Appendix 8, ENV3, ENV7,ENV10, ENV12 and
ENV 14

The Parish Council know the building is now privately owned. We also believe (though we
haven’tbeen inside)thatthe interior has been comprehensively stripped and emptied by the
owner/developer. This action may have rendered it unviable atthistime as a community
building butif so, it was premature. Actions of the owner/developer taken before any change of
use is approved are at theirown business risk. They cannotcomply with policies simply by
proceeding contrary to them.

We do recognise the practical difficulties in retaining the building as a community space. Simply
put, the new ownerdoesn’thave to let anybody in to use it. We are not arguing forthe building
to stand empty, that would also be absurd. We would like to see the building putto a good use
that benefits the community we represent. It is not impossible that that could eventually be a
dwelling, butif so, the lost amenity should (according to policy) be replaced with equal value in
the same settlement

Recommendation:
On the information presently available all of the most relevant policies indicate refusal. We
therefore recommend that the application be refused

The Parish Councils subsequently advised thattheir position was not altered as a result of the
applicant’s ‘rebuttal’ statement (March 2021)

n.b. Comments are awaited in respect of the s106 proposal and will be reported verbally

Public Consultation Responses

The Parish Hub made a formal representation, stating that the application mustreflect fully on the
status of the building as an Asset of Community Value.

The introduction of Section 106 funding and change of use approval would eliminate the protection
of the Asset Of Community Value assessment. This could set precedent of departure from the local
plan policies.
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The loss of Somerby Chapel will take away an amenity of long standing. The building use includes
a support centred approach, offering shared resources with a volu nteer network giving hands on
assistance when requested. Affordability is not a barrier to use as the building offers acommunity
service style focus.

Significanthousing development plans 40+ new homes within the approval stage. This will impact
on existing provision, social inclusion and services. Somerby is defined as a service centre within
Melton Local Plan-an important recognition.

A single building to cover multiple uses, including existing primary school use and adopt a service
style role to replace the chapel focus forits usergroups. The Section 106 funding will help the
building to fulfil extended uses, however, broad discussions are needed with Methodist Chapel
users to develop a formal structure with collaborative working to meet needs and ensure continuity.
Before agreeing to accept this funding there should be broader discussionsto ensure:

. The building is physically suitable, welcoming and affordable for small group activity.

. Have the necessary storage for group equipment, discussions with users of the Methodist
Chapel are needed to understand their requirements.

. Ensuring thatthe facility is available throughoutthe day and for most days of the week.

. Ensuring the future management of the Memorial Hall would include representatives from

users of the Methodist Chapel so that the developmentof a collaborative approach could be
developed, particularly in relation to the Community Hub.

In order to meet needs and ensure continuity through managementand governance, collaborative
discussion and formal confirmation would be needed.

Seventeen further objections to the proposal have been received. These objections are
broadly consistentwith the community asset safeguarding issues as defined by Melton Local Plan
Policy C7 and the Somerby Neighbourhood Plan Policy CF1. Each of the objectors were consistent
in theirapproach, by stating that the change of use should be refused because there was nota
suitable alternative community facility for the displaced groups. Amongst these objections, each of
the community groups that used the building made a formal objection to the proposal; these were
as follows: Friends of the 10", Somerby Horticultural Society, Computer Club and the Parish Hub
who acted as the coordinator of these groups. There were no further comments from the above
objectors after the re-consultation concerning the developer contribution of £10,000.

No further objections have been received following consultation on the proposed s106
support for the adaption of the Village Hall

Support

On 39 August2021, a Trustee of the Village Hall made a representation in favour of the
application; they support the proposed change of use and believe there is sufficientspace at the
Village Hall to accommodate the displaced groups.

There are 7 further letters of support for the proposal, on the grounds of the quality of the
conversion and the need to arrest the decline in the appearance of the Hall. 5 of these were
received after the re-consultation following the developer’s offerto contribute £10,000 to the Village
Hall.
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Appendix B : List of applicable Development Plan Policies
Melton Local Plan

Policy SS1 — Sustainable Development
Policy D1- Raising the Standard of Design

Policy C7 — Community Assets

Somerby Neighbourhood Plan

Policy CF1: Retention Of Existing Community Assets And Facilities - Development proposals
that resultin the loss, reduction or degradation of the following importantcommunity assets or
facilities, or makes them less accessible to local people, will not be supported, unless the
building or facility is replaced by an equivalent or better provision in terms of quantity and
guality in an equally suitable location or it can be demonstrated that the service or facility is not
viable or is no longer required by the community and there is adequate alternative provision
within the same settlement

Policy HR2: Limits to Development - Development proposals within the Neighbourhood Plan
area will be supported on sites within the Limits to Development

Policy CD1: Building Design Principles — All development proposals ..... should

respect local character and conservation areas (criteria applied).

Appendix C:Recommended Conditions

1. The developmentshall be begun before the expiration of three years from the date of this
permission.

Reason: To comply with the requirements of Section 91 of the Town and Country Planning Act
1990 as amended by S51 of the Planning and Compulsory Purchase Act2004.

2. The developmenthereby permitted shall be carried outin accordance with drawings
Received by the Local Planning Authority on 12 March 2021

Reason: For the avoidance of doubit.
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