DECISION DELEGATED TO HEAD OF PLANNING

Application No: H09-1197-22 Applicant: Tigers Bar & Social
Club

Proposal: Change of use to include take-away and alterations - retrospective

Location: Carters Park Park Road Holbeach

Terminal Date: 15th February 2023

Planning Policies

South East Lincolnshire Local Plan - Adopted: March 2019

01 Spatial Strategy

02 Development Management

03 Design of New Development

29 The Historic Environment

32 Community, Health and Well-being

National Guidance

National Planning Policy Framework 2021

Section 12 - Achieving well-designed places
Section 16 - Conserving and enhancing the historic environment

Representations:

Object Support No Ob;j. Comments
PARISH COUNCIL 0 0 0 1
WARD MEMBER 0 1 0 0
HIGHWAYS & SUDS 0 0 0 1
SUPPORT
SHDC INTERNAL 0 0 0 1

CASE OFFICER ASSESSMENT




Proposal

The proposal is for retrospective full planning permission for the change of use of the kitchen to
include a take-away facility to the public. The application also includes planning permission for the
dark grey render that has been added to the existing building and the infill extension that has been
approved under application H09-1176-19.

Site Description

The site of the proposal sits within Carter's Park which is a wide, open public space that is important
to the Holbeach Community and the open area is characterful to its immediate surroundings.
Although the site is not within the Holbeach Conservation Area, it is adjacent to the border of the
Conservation Area. The host structure itself is a rendered single storey building conjoined with an
open air, covered spectator area and an open air tiered spectator stand.

History

H09-1020-15 - Extension and alterations including pitched roof, alterations to frontage. APPROVED
on 07/12/2015

H09-1206-16 - Extension and alterations including pitched roof and alterations to frontage -
approved under H09-1020-15. Modification to Condition 2 to allow amendments to previously
approved plans. APPROVED on 10/02/2017

H09-1176-19 - Extensions and alterations to social club, changing rooms and spectator stand.
APPROVED on 11/02/2020

H09-1209-22- Modification of Condition 2 to allow amendments to previously approved plans.
ONGOING

Consultation Responses

Holbeach Parish Council

No objection but concerns over traffic and parking at busy times. Is there anything that can be done
to reduce it.

Ward Member - ClIr F Biggadike

These premises have been and are an important part of the community ever since the site was
donated by a local benefactor and has been administered by local volunteers in conjunction with
Holbeach Parish Council.

This approval of this application will enable the committee to improve the Wellbeing and social life of
all of the community groups in and around Holbeach.

Environmental Protection Officer

No objection

LCC Highways/SUDS

No objection.

On the understanding that the primary function of the proposed development is to service and
enhance Holbeach United Football Club's long-standing use and enjoyment of the wider site, it is
not expected that the proposed development would have an unacceptable impact upon highway
safety and therefore, the highway authority does not wish to object to the grant of Consent for this
Application.

Public

One letter of representation has been received and summarised as followed:




-Much safer and secure place for both the general public and club staff

-Sometimes there is a smell problem and parking problem

-There seems to be a dog exercise pen next to the club with no planning permission in place
Planning Considerations

Layout, Design, Size and Scale

Paragraph 130 of the National Planning Policy Framework (NPPF), 2021 establishes that planning
policies and decisions should ensure that developments will function well and add to the overall
quality of the area; are visually attractive as a result of good architecture and sympathetic to local
character and history, including the surrounding built environment and landscape setting; and create
places that are safe, inclusive and accessible and which promote health and well-being, with a high
standard of amenity for existing and future users, among other considerations. Likewise, Policy 2 of
the SELLP states that design which is inappropriate to the local area, or which fails to maximise
opportunities for improving the character and quality of an area, will not be acceptable.

The proposal relates to the visual appearance of the building and therefore the key consideration in
this instance is the impact the proposed render would have on the character and appearance of the
building and the adjacent conservation area.

The proposal to render the building with a dark grey colour finish is considered acceptable given
there is evidence of render and cladding in the area on the college building to the north. It is
therefore considered that the dark grey render that has been placed on the existing building and the
new 'infill' extension approved under application H109-1176-19 would not cause an unacceptable
impact to the character or appearance of the area.

The proposed change of use to a take-away does not involve any external alterations.

Taking the above into account, the proposal is deemed to comply with with Policies 2, 3, 29 in the
SELLP, 2019 and Section 12 and 16 in the NPPF, 2021 in terms of layout, design, size and scale.

Heritage Impact

It is deemed that the proposals will have no effect upon the historic environment. Whilst the site is
within close proximity to the Holbeach Conservation Area, the changes proposed by this application
would not at all be visible from public areas of the Conservation Area. Therefore, by virtue of its lack
of impact, this proposal must be considered to PRESERVE the historic environment.

Residential Amenity

Paragraph 130 of National Planning Policy Framework (2021) amongst other matters seeks places
with a high standard of amenity for existing and future users. Policies 2 and 3 of South East
Lincolnshire Local Plan (2019) set out residential amenity and relationship to existing development
and land uses as main considerations when making planning decisions.

The Local Planning Authority does not consider there to be any risk posed to local residential
amenity by these proposals. The proposal site is on a large plot which separates the building from
neighbouring properties by a significant distance furthermore, no objections have been received
from the public and the Environmental Protection Officer has been consulted and found no cause
for concern and as such has raised no objections nor suggested any restrictive conditions.

The proposed take-away opening times stated within the application are Monday to Friday
(inclusive): 7:00am - 2:00pm (plus open for evening matches as required). Saturday & Sunday:
Open for matches as required. These opening times are considered to be acceptable and will not
have an unacceptable impact on the residential amenity of neighbouring dwellings.

Taking the above into account, the proposed change of use to include a take-away facility is
deemed to comply with Policies 2 and 3 in the SELLP, 2019 and Section 12 in the NPPF, 2021 in
terms of residential amenity.

Highways

Paragraph 111 of the NPPF advises that development should only be prevented or refused on




highways grounds if there would be an unacceptable impact on highway safety, or the residual
cumulative impacts on the road network would be severe.

Concern has been raised regarding the parking at busy times at the take-away facility however,
Lincolnshire County Council Highways Department have been consulted on this application and
have raised no objections.

The proposal would not have an unacceptable adverse impact on highway safety in accordance
with the NPPF Section 9.

Community, Health and Wellbeing

The Local Planning Authority deems that this proposal will have a positive impact upon a community
asset by increasing the functionality of the Holbeach United Football Club and thereby Cater's park
at large. It is determined that this would have an overall positive impact for the community of
Holbeach.

Other Matters

A representation has been received raising concerns regarding a dog exercise pen next to the club
premises, with concerns regarding the safety of the dogs and the public. Although the
representation has been noted, there is no objection raised regarding the take-away facility and
proposed render.

Planning Balance

Section 38 (6) of the Town and Country Planning Act, as amended by the 2004 Act, states that the
determination must be made in accordance with the development plan unless material
considerations indicate otherwise.

The proposed render and change of use to include a take-away facility will not materially harm the
character or appearance of the locality or amenity of nearby residents. It is therefore considered to
be in accordance with Policies 2 and 3 of the South East Lincolnshire Local Plan, 2019.

Conclusion

For the reasons listed above, it is determined that this application is in accordance with Policies 1, 2
,3, 29 and 32 of the South East Lincolnshire Local Plan (2019) and Sections 12 and 16 of the
National Planning Policy Framework (2019). Therefore, this application is recommended for
APPROVAL.

Additional Considerations

Public Sector Equality Duty

In making this decision the Authority must have regard to the public sector equality duty (PSED)
under s.149 of the Equalities Act. This means that the Council must have due regard to the need (in
discharging its functions) to:

A. Eliminate unlawful discrimination, harassment and victimisation and other conduct prohibited by
the Act

B. Advance equality of opportunity between people who share a protected characteristic and those
who do not. This may include removing or minimising disadvantages suffered by persons who share
a relevant protected characteristic that are connected to that characteristic; taking steps to meet the
special needs of those with a protected characteristic; encouraging participation in public life (or
other areas where they are underrepresented) of people with a protected characteristic(s).

C. Foster good relations between people who share a protected characteristic and those who do not
including tackling prejudice and promoting understanding.

The protected characteristics are age, disability, gender reassignment, pregnancy and maternity,
race, religion or belief, sex and sexual orientation.

The PSED must be considered as a relevant factor in making this decision but does not impose a
duty to achieve the outcomes in s.149. It is only one factor that needs to be considered, and may be
balanced against other relevant factors.




It is not considered that the recommendation in this case will have a disproportionately adverse
impact on a protected characteristic.

Human Rights

In making a decision, the Authority should be aware of and take into account any implications that
may arise from the Human Rights Act 1998. Under the Act, it is unlawful for a public authority such
as South Holland District Council to act in a manner that is incompatible with the European
Convention on Human Rights. The Authority is referred specifically to Article 8 (right to respect for
private and family life) and Article 1 of the First Protocol (protection of property).

It is not considered that the recommendation in this case interferes with local residents' right to
respect for their private and family life, home and correspondence, except insofar as it is necessary
to protect the rights and freedoms of others (in this case, the rights of the applicant). The Council is
also permitted to control the use of property in accordance with the general public interest and the
recommendation is considered to be a proportionate response to the submitted application based
on the considerations set out in this report.




