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The Hill Trust

Old Guadaloupe House, Leicester Road, Melton MowbaLE13 ODB

Conversion of existing dwelling and outbuildings ito private offices.

The application seeks full planning permissiontfe change of use of a former dwelling and
outbuildings situated within the prominent landseapong Leicester Road on the outskirts of
the town envelope of Melton Mowbray. The former ting sits in an elevated position with
outbuildings to the rear. Access is via a singbekrfrom the Leicester Road. The site has
been cleared around the building which gives itemominence in the rural landscape.

The application is presented to Committee duetopiex policy issues.

Relevant History:-

08/00922/0OUT - Demolition of existing house andbmiifdings and erection of replacement
dwelling — The application was refused on grouritg the residential use rights had been
abandoned due to there having been no attempt nadaddress the closure order
requirements that was issued in 1984.

08/00111/0OUT - Demolition of existing house andction of 4 detached dwellings. Refused
on grounds that residential dwellings are not suggooutside of the town envelope and the
proposed densities fall below national guidance.

88/00916/FUL - Residential development land adjadenKirby Lane - Leicester Road
REFUSED and dismissed at appeal.

86/00443/FUL - Country club, old peoples home, fmubbuse or corn silo — REFUSED

86/00137/FUL - Country club, old peoples home obljguhouse, private hospital or nursing
home — REFUSED

83/00357/FUL - Appeal dismissed - Proposed residedevelopment land off Kirby Lane
and Leicester Road — REFUSED - Appeal dismissed

82/00324/FUL - Road for all purposes off Edendaksdr— REFUSED

81/00164/FUL - Recreation area and access roadefidale Road PERMITTED

The dwelling was subject to a ‘Closing Order’ is$ugy MBC Environment Health on thé" R\pril
1984 and still remains in place.

Melton Local Plan (saved policies):

PPS 1 ‘Delivering Sustainable Development- The guidance says that planning should
promote sustainable and inclusive patterns of dgweént. A key principle involves the need
to reduce the need to travel by car and to idenifid for development in locations where
there is, or the potential for, a realistic cho@feaccess by means other than the private car.
The Government is committed to promoting a strasigble, and productive economy that
aims to bring jobs and prosperity for all. Planniagthorities should ensure that suitable



locations are available for industrial, commerciedfail, public sector (e.g. health and
education) tourism and leisure developments, dottieaeconomy can prosper.

PPS4 ‘Planning for Sustainable Economic Growth’ —The guidance states that local
planning authorities should adopt a positive andstictive approach towards planning
applications for economic development includingatuareas. Planning applications that
secure sustainable economic growth should be ttdat@urably. Policy EC12.1 advises that
re-use of buildings in the countryside for economé@velopment purposes will usually be
preferable, but residential conversions may be nagmeropriate in some locations and for
some types of building. Policy EC14.3 advises thatquential assessment (under EC15) is
required for planning applications for main towmires uses that are not in an existing centre
and are not in accordance with an up to date dpxedat plan.

PPS5 ‘Planning for the Historic Environment’ outlines the Government's policies for
effective protection of all aspects of the histagitvironment. Planning has a central role to
play in conserving our heritage assets and utgidine historic environment in creating
sustainable places. The Government’s overarchimgisthat the historic environment and its
heritage assets should be conserved and enjoyatidayuality of life they bring to this and
future generations. To achieve this, the Governmmattjectives for planning for the historic
environment seek to recognise that heritage asset® non-renewable resource, recognise
that intelligently managed change may sometimesdmessary if heritage assets are to be
maintained for the long term and wherever possitégitage assets are put to an appropriate
and viable use that is consistent with their coreséon.

PPS7 ‘Sustainable Development in Rural Areas’ The principles for permitting rural
economic development is now contained within th&#Rowever PPS7 is still relevant and
contains advice on determining applications in Iram@as and sets out national planning
policy in relation to development in rural areasl development in rural areas should be well
designed and inclusive, in keeping and scale wétlocation, and sensitive to the character of
the countryside and local distinctiveness.

PPG 13 ‘Transport’ - A main objective seeks to reduce the need tetraspecially by car.
With regard to rural areas, the guidance makegs thed jobs, shopping, leisure facilities and
services are primarily sited at the most accesdduations in the local area. In determining
the appropriate strategy for employment in rurabar the guidance says that it is important to
consider the scale, impact and likely catchmena arfedevelopment, and that the larger the
number of staff employed on site, the greater #edrto ensure the development is accessible
by public transport, walking and cycling.

Melton Local Plan (Saved Polices)

Policy OS2 - carries a general presumption against developmetside town and village
envelopes except in certain instances such as aj@weiht essential for agriculture and
forestry, small scale employment, tourism and m&tive development, development for
statutory undertakers and telecommunications opesathanges of use of existing buildings
and affordable housing.

Policy C6 states that planning permission will be grantedetsse and adapt a rural building
for commercial, industrial or recreational use ed that:

» the building is of substantial, sound and permarmemistruction and if it is in the
open countryside, is provided for reuse and adaptavithout major or complete
reconstruction;

« the form, bulk and general design of the buildim@ikeeping with its surroundings;

e any conversion work respects local building stged materials;

» the traffic to be generated by the new use canalflelysaccommodated by the site
access and the local road system;

» the proposed use will not harm the local environnterough the creation of noise,
dust, smoke, fumes, grit, vibration or any forrwafter, soil or air pollution;



there is sufficient room within the curtilage ofthuilding to park the vehicles of

those who will work or visit there and also to seevits use, all without detriment to
the visual amenity of the countryside;

finished goods is to take place

outside the bugldin

no commercial, industrial or recreational activity storage of raw materials or

no new fences, walls or other structures associaitbdthe use of the building or the

retention of its curtilage or any subdivision ofaiill be erected if they would harm
the visual amenity of the countryside.

Melton LDF Core Strategy: seeks to pr

otect the countryside and limits devakqt to small

scale for employment and leisure purposes. The Gtrategy supports the re-use of rural
buildings for small-scale business activities cofifgba with countryside locations.

Consultations:-

Consultation reply

Assessment of Head of Regulator8ervices

Highway Authority - No objection to the use ¢
the building for commercial B1 uses subject
the imposing of conditions to ensure that
access is improved to comply with highw
standards.

fAccess to the site is via a single track off Leiee

Road. It is situated on the outside of a bend ¢
Qassified road (A607With a 40mph speed limit
:‘f’lhe highways authority has requestahditions
Yo ensure that the access is modified in accord
with Highways standards. This will includ
increased width, radii, reduced gradient, surfag
in a hard bound material and setting back of
gates, bollards/barriers/chains or other s
obstruction.
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Melton Borough Conservation Officer: No

objections to the proposal.

The building’s sit in an elevated position a
occupies a prominent position within th
landscape. It is considered that the buildings
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Old Guadeloupe is neither listed nor within angf historic importance and contributes to the

conservation area but under the terms of PH
must be considered to be a heritage asset..

The building is a typical Georgian farmhou
with a symmetrical rendered facade unde
Swithland slate roof. There are some red b
and slate outbuildings associated with the hg
which were added in the Victorian era -
witnessed by a date stone ‘SMG — 1868'.
building has stood empty for several years
continues to deteriorate.
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Policy HE1 of PPS5 states that the retention
reuse of heritage assets avoids the material
energy costs of new development.

Policy HE9 sets out the presumption in favour
the conservation of designated heritage assets
more significant the heritage asset, the greate
presumption in favour of its conservation. On
lost, heritage assets cannot be replaced and
loss has an impact in cultural, environmen
economic and social terms.

Proposals for the development of a heritage &
will ideally be for its optimum viable use and th
is important for the future conservation of t
asset. Viable uses can fund future maintena
Where more than one use is viable, the optin
use of the building by definition is the one th

Sé&ritage of the borough. Applications to demol
the buildings to replace with residenti
development have been unsuccessful howevg
serder to maintain the building a new use
aonsidered to be required.
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asset.

In that regard provided that the conversion of
building for office use can be achieved w
minimal disruption to the historic fabric an
integrity of the building thus minimising harmf
change and are supportive of this proposal.
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Leicestershire County Council Ecology:

The site is close to trees and woodland where
presence of bats has been recorded.

Prior to the submission of the application clear|
work has already taken place around the site tqg
thgh security of the building as it has been subj
to vandalism. The clearing of the site did
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require any formal consent due to not falling
within a Conservation Area and not subject to any
tree preservation orders. It is likely that the

wildlife has been disturbed and if the proposal is
permitted a condition should be imposed for the
applicant to maintain a watching brief for
protected species and if any are found then
Natural England consulted.

The dwelling was subject to a closure order in the
1980’s and has been empty before this perjod.
Windows and door openings have been bricked
up.

Representations:

A site notice was posted at the site entrance.reltvere no neighbouring properties identified withi
the consultation zone for the site that requiredéoconsulted separately. As a result no letters of

representing has been received to date.

Other considerations not raised through representéon.

Consideration

Assessment of Head of Regulatory Saces

Application of Development Plan and other
planning policy.

Policy OS2 carries a general presumption agd
development outside town and village envelo
except in certain instances such as developr
essential for agriculture and forestry, small sq
employment, tourism and recreation developmg

Policy C6 allows for the conversion of rur
buildings for commercial use providing th
building is substantial, sound and perman
construction without the need for major
complete reconstruction and adequate accesg

ifdte building no longer has a defined use dug
pdse length of time since the building was |
nestupied and other issues that have lead to
adbandonment of its former use.. It is theref
ergonsidered that the building is a vacant ru
building situated within the open countryside, d
to falling outside the town envelope. Residen
uses are not supported outside of the tg
envelope unless special justification applies.e ]
proposal seeks permission to bring back into u
rural building for commercial use only which
supported by policy OS2.

alCommercial development of the nature propo
né@s acceptable in principle under local and natig
epolicies which allow for re-use of redundg
obuildings. These are 'exception policies' (polig

trat allow a particular form of development

parking facilities can be accommodated. The 1
use would not cause any environmental h
through noise, dust, smoke, fumes, grit, vibra
or any form of water, soil or air pollution.

%ii(m:onomy. The converted buildings will be us

ndacations where there is a general presump
ragainst development) that assist the ry
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as private offices which is considered to meet

the




PPS5 states that local authorities should h
special regard to the desirability of preserving i
Listed Building and allows greater scope
protect buildings of local interest. Policy HE9ss

impact in cultural, environmental, economic
social terms.

reuse of buildings in the open countryside for
purpose small-scale economic developm
particularly those adjacent or closely related
towns or villages, where the benefits outweigh
harm in terms of:

the potential impact on the countrysid
landscapes and wildlife

local economic and social needs 4
opportunities

settlement patterns and the level
accessibility to service centres, mark
and housing.

the need to conserve, or the desirabi
of conserving, heritage assets and

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

Policy EC14.3 advises that a sequen
assessment (under EC15) is required for plan
applications for main town centres uses that
not in an existing centre and are not in accordd
with an up to date development plan.

PPS4 reflects the advice in PPS1 but supports H%

criteria of policy C6.

avhe buildings are considered to have lo
arhistorical importance dating back to late Victori
tand early Georgian periods. The buildi
poccupiers a prominent location within the ru

out the presumption in favour of the conservatidandscape and its loss would be regrettable.
of designated heritage assets, the more significénilding is considered to by a heritage asset
the heritage asset, the greater the presumptigrthiat is worthy of retention and the change of
favour of its conservation. Once lost, heritag® offices complies with the objectives of PPS5
assets cannot be replaced and their loss hds an

nd

e site is considered to be located ‘close to’
isting centre; the town, in order for the site
considered acceptable and sustainable.

oposal if permitted would be served by a m
tQute into the town (A607) with regular b
services from Leicester/Melton. The site is &
within a 15 minutes walking distance of the to
&entre where the main bus interchange is loc
and the train station. It is considered that
evelopment can comply with the objectives
PS1 and PPG13 where alternative modes
transport, including walking and cycling can
dirovided. A public right of way connects the g
~fscom the edge of the nearest housing est
Opposite the site are commercial uses in the f
_of, retail, offices and leisure facilities. The use
'Ys offices would not be alien to the surroundi
and would bring back into use a heritage asse
wfsignificant importance in terms of PPS5.

t
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tiglommercial uses such as the offices propd
ﬂw@th this application (B1 use class) is conside
de be a main town centre use. Applicatig
rfediside of the town are to be supported witl
‘Sequential Test’ which allows for the develop
to justify the location for commercial uses

preference to other locations within the town.

is considered that as the proposal complies

the development plan ‘saved’ policies OS2 3
C6 the sequential assessment is not require
this instance.
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Other Considerations

Melton Borough Council Environment Heal
department issued a closure order on theril

1984 as the building was considered to be in g
a state of disrepair, that it could not ing
responsible costs to be repaired in order
become capable of habitation.

tHWVithin the 26 years since the order was issueg
attempt has been made to lift the order. Ther

uch prescribed procedure in apply to have the o

uifted and as long as the building is ‘fit fq
purpose’ the applicant can apply to have the o
removed.
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Conclusion

The application presents a unique set of circunestmrwhere a substantial dwelling in the open
countryside is not capable of being brought batk irse as a residential dwelling due to past hesor



The existing building is considered to contributethe boroughs heritage and has therefore been
considered as a heritage asset worthy of retentibime proposal seeks to maintain the building by
introducing a new use in order to safeguard thdédimgjs future. It is considered that the proposal
complies with the development plan policies OS2 @&l and the objectives of national policies.
Accordingly the proposal is recommended for appreuhject to conditions.

RECOMMENDATION: Permit subject to the following conditions :-

1.

The development shall be begun before the eiquiraf three years from the date of this
permission.

The premises shall be used for B1 purpose$aamb other purpose (including any other
purpose in Class A and B of the Schedule to thenfamd Country Planning (Use Classes)
Order 1987, or in any provision equivalent to t@&tss in any statutory instrument revoking
and re-enacting that Order (with or without modifion).

The Applicant and contractors/workers on dieutd be aware of the possibility of protected
species and should keep a strict watching brie& protected species is discovered in the
course of the operations the relevant work showg snmediately, Natural England notified
and further advise sought for recommended actitailure to comply with this may result in a
criminal prosecution.)

Before the proposed conversion of the propestymences, the existing vehicular access
serving the site shall have been improved in aamrd with a scheme that shall first have
been submitted to and approved by the Local PlgnAirthority. The improvements shall
include increased width, radii, reduced gradiamtfaging in a hard bound material and setting
back of any gates, bollards/barriers/chains orragheh obstruction. Once the access has
been improved in accordance with the approved Idetashall thereafter be permanently so
maintained.

Before the conversion is first brought inte usarking and servicing facilities shall have been
provided, hard surfaced, marked out and made &laifar use within the site in accordance
with details that shall first have been submitedmnd approved by the Local Planning
Authority. Once provided these facilities shallrgegfter be permanently so maintained in
accordance with the approved scheme.

Before the development hereby permitted & fised, cycle parking provision shall be made
to the satisfaction of the Local Planning Authoatyd once provided shall be maintained and
kept available for use in perpetuity.

The reasons for the conditions are:-

1. To comply with the requirements of Section ®1he Town and Country Planning Act 1990.

2. To ensure that the use remains compatible théttsite and surrounding area.

3. To safeguard protected species.

4. In the general interests of highway safety.

5. In the general interests of highway safety.

6. In the interests of the sustainability of tlewelopment and to encourage alternative transport
choice.

Officer to contact: Mrs Denise Knipe 7 July 2010



