DECISION DELEGATED TO HEAD OF PLANNING

Application No: H16-0716-22 Applicant: M J L Welding &
Fabrication Ltd.

Proposal: Creation of 3 self-contained apartments on the first and second floor.
Works of repair, restoration and replacement of internal and external
features and materials

Location: 14 Market Place Spalding

Terminal Date: 4th November 2022

Planning Policies

South East Lincolnshire Local Plan - Adopted: March 2019

01 Spatial Strategy

02 Development Management

03 Design of New Development

04 Approach to Flood Risk

10 Meeting Assessed Housing Requirements

11 Distribution of New Housing

17 Providing a Mix of Housing

24 The Retail Hierarchy

25 Supporting the Vitality and Viability of Boston and Spalding Town Centres
26 Primary Shopping Frontages

28 The Natural Environment

29 The Historic Environment

30 Pollution

31 Climate Change and Renewable and Low Carbon Energy
36 Vehicle and Cycle Parking

APPENDIX 6 Parking Standards

National Guidance

National Planning Policy Framework 2021

NPPF 2021.
Representations:

Object Support No Ob;j. Comments
WARD MEMBER 0 0 0 0

HIGHWAYS & SUDS 0 0 0 1




SUPPORT

SHDC INTERNAL 0 0 1 0

CASE OFFICER ASSESSMENT

Proposal

Full planning application for the formation of 3 self-contained apartments on the first and second
floor. Works of repair, restoration and replacement of internal and external features and materials.

The application has been revised since submission to submit a significant amount of information
and justification that was not included within the original submission. Photographic recording of the
property has also been submitted.

A full schedule of works has been submitted.
Site Description

The application site comprises a mid-terrace property located on Market Place in Spalding town
centre and within the Spalding conservation area. Market Place, which is largely pedestrianised, lies
within the designated Primary Shopping area for Spalding and is also designated as Primary
Shopping Frontage.

The site is currently vacant and is in the process of renovation of the ground floor for commercial
reuse. The building has previously been fire damaged and internally there is no plaster on walls or
original features in evidence on the upper floors, except for a handful of windows. The building is
three storeys high at the front with significant two storey elements to the rear and an enclosed
basement. Access to the upper floors is gained from a separate door on to Market Place and could
also be gained from Drapers Place to the south.

The building, which is located within the Spalding Conservation Area, is Grade Il Listed. The listing
description describes it as:

"Early-mid C19. 3 storeys in painted brick with rusticated quoins. Blocking course on carved
brackets and dentil cornice. 2 windows in shouldered surrounds with pediments to 1st floor and
small balconies on brackets to top floor. Band between storeys. 1st floor has 2 windows with
modillion pediments and shouldered surrounds. Modern shop front.

The property is adjacent to a number of similarly Grade Il listed buildings; 12 Market Place, as well
as the Lloyds Bank, Red Lion Hotel, White Hart and the Natwest Bank are all listed to a Grade Il
level and within very close visual range. The area in general is characterised by a mix of
commercial properties and is the main shopping area of the Spalding Conservation Area.

History

H16-0717-22. Listed Building consent application. Creation of 3 self-contained apartments on the
first and second floor. Works of repair, restoration and replacement of internal and external features
and materials. UNDETERMINED.

H16-0563-22. Listed Building consent. Internal Shop Alterations & New Front Sign. APPROVED 29-
09-22.

Consultation Responses

SHDC Conservation Officer




See associated listed building application H16-0717-22, as follows:

Following the submission of the latest document intended to justify the proposal to install UPVC
windows to the rear elevation of this listed building, | write to confirm that | am satisfied with the
justification provided and therefore wish to raise no objection to the principle of their installation on
the rear elevation of this property.

It should, however, be made clear that under normal circumstances, such a proposal would be
absolutely unacceptable and that it is only due to access difficulties and land ownership
arrangements that are totally unique to this specific site that it can, in this single instance, be
justified in the interest of maintenance. It remains an expectation that all other windows and external
accoutrements featured on the building should utilize traditional, heritage-appropriate materials.

| would also recommend that the applicant should be required to utilize high-quality wood-effect
UPVC windows and that to ensure that this is the case, should the application be approved, it be
accompanied with Condition MD13, requiring the submission and approval in writing of details of
external windows prior to installation.

SHDC Environmental Protection{}

No comments or objections.

LCC Local Highway and Lead Local Flood Authority

Does not wish to restrict the grant of permission.

The site is located in a central urban area where services and facilities are within a reasonable
distance to be accessed via sustainable travel options such as walking, cycling and public transport.
Future residents of the development will not be reliant on the private car and therefore parking is not
essential for this proposal.

Having given due regard to the appropriate local and national planning policy guidance (in particular
the National Planning Policy Framework), Lincolnshire County Council (as Highway Authority and
Lead Local Flood Authority) has concluded that the proposed development is acceptable and
accordingly, does not wish to object to this planning application.

No objections to the amendments.
Planning Considerations
Planning Considerations

The main issues in this case are:

Principle of Development and sustainability
Layout and Design

Refuse collection

Highway safety and parking

Impact of neighbouring Residents/land users
Flooding considerations

Foul and Surface Water Drainage

Heritage matters

Principle of Development and Sustainability

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 site is within the settlement boundary of Spalding, which is designated a Sub-Regional Centre.
Policy 1: Spatial Strategy, sets out that "Within the settlement boundaries of Boston and Spalding
(as shown on the Inset Maps) development will be permitted that supports their roles as Sub
Regional Centres."




As this is the case residential development is considered to be acceptable in principle.

The retention of an element of commercial use and active frontage on the ground floor of this
building would be in accordance with Policies 24, 25 and 26 of the SELLP and the intentions of the
NPPF.

The proposal would result in the preservation by re-use of a redundant listed building and will create
new residential units within Spalding. The proposal would have a positive impact on this part of the
conservation area. This report is to be read in conjunction with H16-0563-22, referred to above.

Layout and Design

The retention of part of the ground floor as a Class E commercial unit is intended and works of
renovation to this ground floor unit do not require consent and are under way. This application
proposes the conversion of the upper floors to apartments. The internal layout is considered to be
acceptable, although Building Regulation consent would be required, and an informative is
appended to this recommendation to this effect. Any further alteration to the layout and fabric of the
building would require further formal applications.

The apartments are all considered to be of a sufficient size to provide the occupiers with adequate
living space and have been 'stacked' internally to minimise the potential for noise disturbance.

Adequate provision could be made within the layout for refuse storage and collection as well as
cycle storage provision; as these matters are not included within the application then conditions are
suggested.

The key external alterations proposed relate to the repair of windows in the front and replacement of
windows to the rear elevation.

A justification statement has been submitted to support the application proposals to install UPVc
windows to the rear of this property, which would not normally be an acceptable form of intervention
to a listed building of this type, nor in general within the conservation area.

The submitted justification is to put forward a clear and unique case that there would be justification
and reasons as to why this application seeks permission to replace the existing timber windows to
two different styles of quality conservation grade UPVC windows. The statement clarifies that that
applying for UPVC windows in this Grade Il Listed Building in this location is solely a one off due to
the position of the windows within the building. Reasons of Practicality, Health and Safety,
Deterioration, Design, Street Scene, Sustainability, Thermal Insulation, Condensation and the
proposals to use a specific manufacturer (Roseview Windows) have been cited in relation to this
specific building and location and have been considered in turn by the Local Planning Authority.
This matter is discussed in more detail below.

Refuse collection

No details have been provided and a condition is suggested to ensure that details are submitted
and approved prior to the occupation of the first apartment. Such details would need to accord with
prevailing policies in place, including the SHDC Private Drives - Waste Vehicle Collection Service -
Guidance Note, which is not a planning policy however is a material consideration.

Highway safety and parking

No car parking is proposed for this development. Given the size of the site and the location within
the town centre, it is not considered that on this site strict adherence to the vehicular parking
standard is required. Cycle storage can be provided however this is to be controlled by condition.

Impact of neighbouring Residents/land users

This conversion development would not have such an effect, such as noise disturbance, that
consent could be withheld. It is considered that the development accords with Policies 2 and 3 of
the SELLP in this regard. It is to be noted that Building Control would also be required for the
conversion and this is covered by an informative to be included within the decision notice.

Foul and Surface Water Drainage




Foul sewage and surface water drainage would be dealt with by a existing methods.

Heritage matters

The details listed building considerations are set out in the sister report H16-0717-22. With regard to
the impact on this part of the Spalding Conservation Area, it is considered that bringing this building
back in to use would have a positive impact on the character, appearance and vitality of this part of

the conservation area.

The condition recommended by the SHDC Conservation Officer is appended to the listed building
application report H16-0717-22.

Other matters

As Market Place, Drapers Place, Francis Street and The Crescent have issues with regard to
access as a result of traffic restrictions and/or the width of the roadways, it is suggested that a
construction management plan is sought by condition.

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 development would have a positive impact upon the character and appearance of the
locality, would not harm the amenity of nearby residents, and would be an acceptable form of
development within this town centre location. Taking into consideration these factors, the proposal
is considered to comply with Policies 1, 2, 3, 4, 10, 11, 17, 24, 25, 26, 28, 29, 30, 31, 36 and
Appendix 6, of the South East Lincolnshire Local Plan (SELLP), 2019, plus advice within the
National Planning Policy Framework (NPFF), 2021.

Conclusion

Approve, with conditions and informatives.

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.




