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Planning Committee 
6 January 2022 

Report of: Assistant Director for Planning and 
Delivery 

       

  
  

 

21/00056/FUL – Conversion of existing Penman Spicer 
Community Hall to provide x5 studio 1 bed and 2 
bedroom apartments and associated alterations and 
extensions at Penman Spicer Community Hall, Park 
Lane, Melton Mowbray, LE13 0PT 

Corporate Priority: Delivering sustainable and inclusive growth in Melton 

Relevant Ward Member(s): Councillor Rob Bindloss  

Date of consultation with Ward 
Member(s): 

14 January 2021 

Exempt Information: No 

1 Summary 

 

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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1.1 The application site lies west of Park Lane, within the defined town centre but on the 

boundary. It comprises a brick building that immediately abuts the highway. There are 

buildings to all sides in a mix of uses. 

1.2 The proposal comprises the conversion of the community hall to provide x5 1 and 2 bed 

apartments. The complex would include adding an additional storey on the front central 

portion of the building with the roof raised over the existing store to create additional first 

floor space. Revised plans have been received amending the internal layout and reducing 

the number of units from 6 to 5. 

RECOMMENDATION(S) 

1. It is recommended that the Planning application is APPROVED subject to conditions  

2 Reason for Recommendations 

2.1 The principle of development is acceptable, and the proposal is acceptable in terms of 

visual and residential amenity and highway safety and complies with local and national 

policies. 

3 Key Factors 

3.1 Reason for Committee Determination 

3.1.1 This application is required to be presented to the Committee due to receiving more than   

10 letters of objection contrary to the recommendation. 

3.2 Relevant Policies 

3.2.1 The Melton Local Plan 2011-2036 was adopted by Full Council on October 10, 2018.  It 

sets out the Council’s policies for the use and development of land across the whole of the 

Borough. The Local Plan is the main part of the development plan for the Borough and will 

be given full weight by the Council in making decisions on planning applications.  

Neighbourhood Plans are also part of the development plan, where they have been 

‘made’. 

3.2.2 There is no neighbourhood plan for Melton Mowbray.  

3.2.3 Section 66 and Section 72 Planning (Listed Building and Conservation Areas) Act 1990 

are applicable, owing to the location within the Conservation Area and nearby heritage 

assets.  

3.3 Main Issues 

3.3.1 The main issues for this application are considered to be: 

• Principle of development 

• Impact on the character of the area, including the Conservation Area 

• Residential amenity 

• Highway Safety 

• Flood Risk 

4 Report Detail 

4.1 Principle of Development 
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4.1.1 The building is a current community facility although the Agent advises that the use of the 

hall has decreased over the last few years. In support of the change of use, the Agent 

stated that in the wider area there is a mix of commercial and residential properties and 

whilst the site is currently a community facility there are several other community facilities 

in the central Melton area providing similar or superior facilities and services to the local 

community. These include the Community Centre in Springfield Street, the Cove 

Children’s & Community Centre and Melton Space. Penman Spicer has a history of 

hosting exercise classes; however, the Agent points out that the town also hosts 

Waterfield Leisure Centre and several gyms of various sizes. They conclude that 

considering the wealth of facilities in the vicinity the loss of Penman Spicer Community 

Hall will have little impact on the local community. 

4.1.2 There is no specific policy relating to the loss of a community facility within the town : 

Policy C7 relates to the loss of community facilities in rural areas. 

4.1.3 However loss of facilities is a material consideration in its own right and subject to 

guidance under the NPPF. = 

In this case, a statement has been provided to set out the decrease in the use of the 

facility for community purposes and the alternative provision of several other sports/fitness 

buildings within walking distance of the site. Given the other options within the town centre 

it is not considered likely that an alternative type of community provision would be needed 

and there are several empty business premises within the locality. 

4.1.4 As such, in terms of the loss of the community facility, no objection is raised. 

4.1.5 The proposal would result in the creation of residential accommodation. This is not listed 

within the above policy as a town centre use. However, the site occupies a location within 

but on the edge of the town centre where there are mixed uses including residential. Use 

of upper floors for residential in this location is supported by the Local Plan. Therefore, 

only the ground floor use is potentially an issue. Given the relatively small footprint of the 

ground floor, the mixed-use nature of the locality and empty units within the town centre, it 

is not considered the proposal could reasonably be resisted in terms of the town centre. 

4.2 Impact upon the character of the area 

4.2.1 The proposals include alterations and extensions to the building. The front elevation would 

remain largely unchanged with the majority of changes to the side/rear. To the rear the 

elevation would be tidied up with a second subservient gable introdu ced and the roof of 

the main element of the building enlarged to provide accommodation. 

4.2.2 The building is visible from the public realm although the narrowness of the highway to the 

front restricts longer distance views. From the rear, the elevation is not unduly prominent 

from the public realm, being visible from adjacent land including car parks. 

4.2.3 The building is attached to both sides and therefore the building and the impact of the 

proposed extensions would be visually limited. The size, scale and design of the proposals 

are considered acceptable on visual grounds. 

4.2.4 The site is within the Melton Mowbray Conservation Area. S66 of the planning 

(Conservation and Listed Buildings) Act 1990 requires special attention is paid to the 

desirability of conserving and enhancing the character and appearance do the Area. 

4.2.5 The proposed conversion and extension would have a limited visual impact to the façade 

of the building with the majority of the alterations and additions to towards the rear of the 
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building. The rear elevation would be altered but this elevation is not easily open to public 

view and the proposals would preserve the character and appearance of the building and 

therefore its wider contribution to the Conservation Area.  

4.2.6 There are listed buildings to the north, east and south of the building. The majority of these 

are separated by other buildings and their settings would not be affected. The workshop to 

the rear of 18 Church Street is offset to the south-east and would not be affected as the 

changes to the front elevation of the host building are limited.  

4.2.7 The proposals are sympathetic to the existing building, conservation area and to the 

setting of the listed buildings. As such, the proposal satisfies the statutory test and 

complies with Policies D1 and EN13.  

4.3 Impact upon residential amenities 

4.3.1 The site occupies a town centre location within but on the edge of the town centre where 

there is a mix of uses including commercial and residential. The proposed conversion 

would not lead to any overlooking or loss of privacy given the relationship between the 

proposed accommodation and the neighbouring properties. The extensions and 

alterations would mainly be to the rear/roof and given the nature of the proposals and the 

separation distances there would be no overbearing impact, undue loss of 

daylight//sunlight or overlooking and loss of privacy. 

4.3.2 The amenity of future occupants has been assessed. The Environmental Health Officer 

raised concerns in relation to the proposed layout of the accommodation and flagged up 

potential noise and disturbance issues for occupants. This was based on internally 

generated noise and poor acoustic building performance with the scheme having two 

components – internal layout to avoid noise exposure by removing or separating noise 

sources from noise sensitive rooms and a control element to isolate noise sources and 

absorb noise. 

4.3.3 The Environmental Health Officer noted the risk of poor acoustic performance due to (a) 

an existing structure not designed to modern building standards, (b) common and 

adjoining building elements (c) subsequent poor acoustic design and workmanship and (d) 

service and electrical penetrations is significant. 

4.3.4 No information is available pertaining to the construction between floors. Common joists or 

joists that sit in the party wall are an obvious conduit of noise transmission. Flanking noise 

under the ground floor void and over the 1st floor ceiling are also common, particularly as 

the party wall in these areas is often incomplete or substantially holed. No information is 

available concerning existing services and utilities; what services and utilities are to be 

retained or how holed masonry will be reinstated. Noise transmission along pipework or 

via penetrations is common. It is important for structural elements to be isolated (or 

disconnected) and of sufficient mass to ensure noise absorption. 

4.3.5 The layout has been amended to try and address these issues and the Environmental 

Health Officer has recommended the following condition: No development shall take place 

until a scheme for the insulation of the building in respect of noise and vibration so as to 

provide insulation against internally generated noise has been submitted to and approved 

in writing by the Local Planning Authority. The scheme of works shall detail the internal 

layout of the building in respect of good acoustic design. Consideration n eeds to be given 

to adjacencies, both horizontal and vertical. In particular, how noise will be controlled from: 

external and communal doors, stairwells, corridors, connecting pipework etc. The 
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approved scheme shall be completed prior to the first occupation of the building and shall 

thereafter be retained throughout its occupation. 

4.3.6 It is considered that this will ensure the satisfactory future amenity of residents and 

therefore the proposal complies with Policy D1. 

4.4 Highway Safety 

4.5 The site occupies a town centre location, and the building currently has no dedicated 

parking. The extant community use could potentially generate a larger number of 

traffic/visitors than the proposed residential use. Notwithstanding this, the town centre 

location ensures there is ease of access to buses and the train station with all facilities 

also being within walking distance. As such, overall, the proposal is considered to be 

acceptable on highway safety grounds and complies with the above policy. 

4.6 Flood Risk/Drainage 

4.6.1 The site is located within Flood Zone 2 being at moderate risk of fluvial flooding and it is 

also at low risk of surface water flooding. The proposal is deemed a minor application and 

makes no changes to the curtilage or impermeable area of the site. As such , it is unlikely 

to have a significant impact on surface water drainage. 

4.6.2 The submitted flood risk assessment states the proposed development is categorised as 

‘more vulnerable’. The site is located in close proximity to the River Eye with the risk of 

fluvial flooding and according to the information available from the SFRA and the 

Environment Agency there were no records of flooding events at the site. The 

Environment Agency’s Flood Maps show that the site lies within the Flood Zone 2 

(medium probability flooding) with the risk of flooding to the site 'low'. The flood maps also 

show that site is located in an area benefiting from the flood defences. The report 

concludes that the overall risk of surface water flooding to the site is 'low' and the flood risk 

from other sources including underground water, sewer and reservoir is low. 

4.6.3 The report states in order to minimise the damage and to enable quick recovery and clean 

up after any flooding event, it is proposed that flood resilient measures will be 

implemented. As the site is located within a flood zone area, it will be necessary to make 

sure that the occupants are fully aware of the flood risk and flood warning and evacuation 

during an extreme event. If necessary, during a flood event the first floor and upper floors 

will provide a safe haven for the occupants. 

4.6.4 The proposed development will not lead to any increase in the surface runoff from the site. 

The development will not give rise to backwater affects or divert water towards other 

properties. 

4.6.5 The report demonstrates that the proposal would be safe, in terms of flood risk, for its 

design life and would not increase the flood risk elsewhere. The suggested mitigation, 

which includes the finished floor level being maintained, flood resilience measures for 

services set above ground level and making occupants aware of the flood warning service. 

4.6.6 Overall, it is considered the proposal is acceptable in terms of flood risk and drainage. 

5 Consultation & Feedback 

5.1 The applicant undertook a pre planning application submission prior to submitting a formal 

application.  
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5.2 A site notice has been posted at the site, a press notice was also posted, and 

neighbouring properties consulted. 

5.3 During the course of the application, a number of amended plans and revised documents 

received with subsequent re-consultation being undertaken. 

5.4 Overall, following the initial and revised consultations, 13 letters of objection were received 

and 1 letter of support was received.  

6 Financial Implications 

6.1 None  

Financial Implications reviewed by: N/A 

7 Legal and Governance Implications 

7.1 None  

Legal Implications reviewed by: Tom Pickwell (Solicitor) 

8 Background Papers 

8.1 None 

9 Appendices 

9.1 Appendix A: Summary of Statutory Consultation Responses 

9.2 Appendix B: Summary of Representation Received  

9.3 Appendix C: Recommended Planning Conditions 

9.4 Appendix D: Development Plan policies 

9.5 Appendix E: Site Photographs 

Report Author: Deirbhile Blair, Planning Off icer  

Report Author Contact Details: 01664 502 577 

dblair@melton.gov.uk  

Chief Officer Responsible: Jim Worley, Assistant Director for Planning and Delivery 

Chief Officer Contact Details: 01664 502359 

jworley@melton.gov.uk  
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Appendix A: Consultation replies summary 

LLFA: Refer to Standing Advice  

LCC Archaeology: Having reviewed the application against the Leicestershire and Rutland 
Historic Environment Record (HER), we do not believe the proposal will result in a significant direct 

or indirect impact upon the archaeological interest of any known or potential heritage assets.  

MBC Environmental Health: Concerns have been raised with regards to noise transmission 

between apartments. The EH have requested a condition to be attached to any forthcoming 

permission to control noise.  

 

Appendix B: Summary of representations received 

Neighbours:  

 
13 letters of objections have been received on the following grounds: 

 
- Street access is by a blind turn into Leicester Street, creating high risk for pedestrians but 

also vehicles crossing into/out of Park Lane as there is no space to pass. Questions how 

parking would be enforced, how deliveries would take place, there are al ready issues with 
visitors parking in Fox Yard. The proposed rear elevation shows two doors giving access 

to the car park serving neighbouring properties, thus giving pedestrian access through the 
car park. Road safety is a concern as it’s a narrow lane with several buildings protruding 
into the roadway and a bend halfway down which limits visibility. There is regular damage 

suffered to the adjacent property from delivery vehicles using the lane.  
 

- There is no intercommunicating access from/to the rear of four of the properties for the 
proposed waste storage bin area adjacent to Fox Yard. 

 

- The site is integral in the historical area of Eyegate and surrounded by a number of Listed 

Buildings e.g., St Mary's Parish Church and The Fox Inn. The considerable enlarging of 
the building which is proposed would change the general appearance of the area and 
restrict light on the public lane to the park.  

 

- The proposal includes heightening the roof and installing windows which will cause the 
reduction of light generally and would be overlooking the neighbouring properties.  

 

- The development is too large for the site and would create over density of population. 
 

- The proposal would be out of character with the area which is predominately used as 
office and business space. 

 

- There is planning permission for six new almshouses in the yard also, intended as a quiet 

resort for elderly people. This permitted development has commenced.  
 
 

- Many of the residents of Fox Yard have been proposing a private seating area at the 
south, far end, of the car park. This is still ongoing. This would be extensively overlooked 
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by the rear elevation plan of the windows in the proposed building. This is not acceptable. 
 

- The impact of adjacent land uses could impact on the amenity of future occupants.  
 

- Questions bin storage. 

 
Support:  
 

- Welcome some proposed affordable housing. 
 

 

Appendix C: Recommended Conditions and Reasons: 

 

1. The development hereby permitted shall be commenced before the expiration of three 

years from the date of this permission. 

Reason: In order that the development is commenced in a timely manner, as set out in 

Section 91 of the Town and Country Planning Act 1990 (as amended). 

2. This permission relates to the following plans:  

                  PA 101C Proposed Elevations received 10.10.21 
                  PA 103D Proposed Floor Plans received 26.11.21 

                  A002A Block Plan received 13.07.21 
                  A001 Location Plan received 22.01.21 

Reason: For the avoidance of doubt.   

3. Prior to the commencement of development, details of all external materials to be used 

shall be submitted to and approved in writing by the Local Planning Authority. 

Development shall be carried out in accordance with these approved details prior to the 
first occupation of any residential unit hereby approved. 

Reason: In the interests of visual amenity.  

4. Before first occupation of any residential unit hereby approved, details of bin storage 

shall be submitted to and approved in writing by the Local Planning Authority. The 

occupation shall take place in accordance with these approved details.  

Reason: For the avoidance of doubt.  

5. The development shall take place in accordance with the flood risk mitigation at   
section 6 of the Flood Risk Assessment dated 15.1.21. 

Reason: To minimise the risk of flooding.  

6. No development shall take place until a scheme for the insulation of the building in 

respect of noise and vibration so as to provide insulation against internally generated noise 
has been submitted to and approved in writing by the Local Planning Authority. The 

scheme of works shall detail the internal layout of the building in respect of good acoustic 
design. Consideration needs to be given to adjacencies, both horizontal and vertical. In 
particular, how noise will be controlled from: external and communal doors, stairwells, 

corridors, connecting pipework etc. The approved scheme shall be completed prior to the 
first occupation of the building and shall thereafter be retained throughout its occupation. 

Reason: In the interests of residential amenity.  
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Appendix D: List of applicable Development Pan policies 

Policy SS1 Presumption in favour of Sustainable Development states when 

considering development proposals, the Council will take a positive approach that 

reflects the presumption in favour of sustainable development contained in the National 

Planning Policy Framework.  

Policy SS2 Development Strategy sets out the development strategy for the Borough 

for housing. In open countryside outside the settlements identified as Service Centres, 

and those villages identified Rural Hubs and Rural Settlements, new development will be 

restricted to that which is necessary and appropriate in the open countryside.   

Policy EC5 Melton Mowbray Town Centre Proposals for new retail, leisure and other 

‘town-centre’ developments will be allowed within the defined town centre where they: 1. 

Enhance the compact, legible and walkable character of the town centre; 2. Maintain a 

vibrant and active continuous shop frontage in and around the retail core; 3. Incorporate 

a high quality of shop front and advertisement design; 4. Are sympathetic to the 

numerous heritage assets within and adjacent to the town centre; and 5. Make adequate 

provision for car parking where possible and appropriate. In primary shopping frontages, 

proposals for new, or change of use to a. A1 retail uses will be encouraged, subject to 

the proposal incorporating a high-quality design of shop front and advertisements. b. A2 

– A5 uses will be allowed where this does not have an adverse impact on the character 

and/or sustainability of the primary frontage. Outside of primary shopping frontages, but 

within the defined town centre, proposals for commercial leisure uses, restaurants, bars 

& pubs and hot food takeaways will be supported where these support day and evening 

activity and the main retail use of the town centre. 

Policy IN2 Transport, Accessibility and Parking states the Council will support and 

promote an efficient and safe transport network which offers a range of transport choices 

for the movement of people and goods, reduces the need to travel by car and 

encourages use of alternatives, such as walking, cycling, and public transport. Where 

possible, all development should be located where travel can be minimised and the use 

of sustainable transport modes maximised, do not unacceptably impact on the safety 

and movement of traffic on the highway network or that any such impacts can be 

mitigated through appropriate improvements and provide appropriate and effective 

parking provision and servicing arrangements. 

Policy EN13 Heritage Assets 

Policy D1 Raising the Standard of Design states all new developments should be of 

high-quality design. All development proposals will siting and layout to be sympathetic to 

the character of the area, new development should meet basic urban design principles 

outlined in this plan, buildings and development should be designed to ref lect the wider 

context of the local area and respect the local vernacular without stifling innovative 

design, amenity of neighbours and neighbouring properties should not be compromised, 

appropriate provision should be made for the sustainable management of waste, 

including collection and storage facilities for recyclable and other waste, sustainable 

means of communication and transportation should be used where appropriate, 

development should be designed to reduce crime and the perception of crime, existin g 

trees and hedges should be utilised, together with new landscaping, to negate the 

effects of development, proposals include appropriate, safe connection to the existing 

highway network, proposals should make adequate provision for car parking and 
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development should be managed so as to control disruption caused by construction for 

reasons of safeguarding and improving health well-being for all. 

 

 

Appendix E: Site Photographs 
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