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Item No. 7       
 
Application Reference Number P/17/1473/2 
 
Application Type: Full Date Valid: 14 July 2017 
Applicant: Charnwood Brewery LLP 
Proposal: Erection of micro pub at ground floor and flat at first floor 
Location: The Long House 

33 High Street 
Barrow-upon-Soar 
Leicestershire 
LE12 8PY 

Parish: Barrow-upon-Soar Ward: Barrow & Sileby Ward  
Case Officer: 
 

Helene Baker Tel No: 01509 634741 

 
This application is brought before Plans Committee at the request of Councillors Fryer and 
Ranson following the call in procedure.  They have concerns about the impact of the 
proposal on: 

 access, both to the application site and the dwellings which share the private drive,  

 lack of parking and 

 noise.  
 
Description of the Application  
 
The application site lies on the High Street frontage which is characterised by a mixture of 
retail, commercial and residential properties of varying types and scale which generally 
front onto the pavement with many examples of driveways and alleys leading off the High 
Street to premises to the rear.  The site comprises a parcel of land which forms part of the 
amenity space serving No 33, the Victorian dwelling immediately to the rear of the 
application site; the turning area serving No 33 and the two modern dwellings behind No 
33; and the private drive known as Long Close which provides access to the three 
properties mentioned above.  The east elevation of No 33 (facing the application site) 
contains two ground floor living room windows and a first floor bedroom window.   
 
The application site is bounded on its road frontage by c.1.8 metre high brick and granite 
walls, either side of the driveway access.  Immediately to the south of the application site 
is No 31, a two storey dwelling incorporating a ground floor shop. To the north of the site 
along the road frontage are two detached single storey Class A5 takeaways.  On the 
opposite side of High Street is a row of terraced residential properties. 
 
High Street has two pedestrian crossings to the north and south of the application site.  
There are double and single yellow lines on both sides of the road directly in front of the 
application site.  Bus stops are approximately 100 metres to the north and south of the 
application site providing access to surrounding settlements, Loughborough and Leicester 
throughout the day and the evening.  There are two public car parks off High Street which 
are 50 and 200 metres from the application site and the railway station is approximately 
600 metres from the application site. 
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This is a full application for the erection of a detached, two storey brick and slate double 
fronted property which would accommodate a micro pub (Class A4 use) on the ground 
floor and a self-contained one-bed first floor flat.   The proposed building has an L shaped 
footprint and would be sited at the front of the site with its shop front opening directly onto 
the footpath reflecting the form of development along the High Street frontage.  The 
ground floor would comprise the bar area (34m2), toilets and a beer store. The upper floor 
flat, which is independently accessed, is proposed to be occupied by a staff member. The 
micro pub is proposed to provide employment for 1 full-time and 2 part-time members of 
staff.  It is proposed to open Tuesday – Sundays and Monday Bank Holidays with varying 
daily hours ranging from 12 noon until 10.30pm. 
 
Like the permitted dwelling on the application site, the proposed building is traditional in its 
form, scale and style.  It includes eaves and sill detailing, a chimney and timber doors, 
windows and shopfront.   
 
On the rear elevation of the building there are two external doors, one leading into the 
micro pub, the other to the first floor flat; two windows, both at first floor and obscure 
glazed, two rooflights serving the bar area and first floor kitchen area and an air 
conditioning unit to serve the beer store.  Within the area immediately to the rear of the 
micro pub are an enclosed bin store and two cycle racks as well as a parking space for 
delivery vehicles.   Beyond this area and separated by railings and planting, is a car 
parking space to serve the first floor flat and the repositioned turning area serving the 
properties on Long Close including the application site.   
 
The site would be accessed from High Street via Long Close, the private drive serving the 
three existing dwellings.  The present access arrangement comprises entrance piers set 
back from the frontage and with a curved return wall on either side.  This is proposed to be 
revised to provide a narrow ‘mouth’ with short visibility splays on either side.  This reflects 
the access and turning area arrangement which formed part of the previously approved 
scheme on the application site. 
 
The site is within the designated Barrow-upon-Soar Conservation Area and an 
Archaeological Alert site. 
 
The application is accompanied by a Planning, Design and Access Statement including a 
Heritage Statement and a Highway Report. 
 
Development Plan Policies  
 
Charnwood Local Plan Core Strategy (adopted 9 November 2015) 
 
The following policies are relevant to this application: 
 
Policy CS1 – Development Strategy sets out a settlement hierarchy for the Borough and 
the criteria for considering proposals within those settlements.  The policy identifies 
Barrow upon Soar as a Service Centre where (inter alia) a small amount of housing and 
employment development is necessary to maintain its facilities and services. 
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Policy CS2 - High Quality Design requires developments to make a positive 
contribution to Charnwood, reinforcing a sense of place.  Development should respect 
and enhance the character of the area, having regard to scale, massing, height, 
landscape, layout, materials and access; protect the amenity of people who live or work 
nearby, provide attractive well managed public and private spaces; well defined and 
legible streets and spaces and reduce their impact on climate change. 

 
Policy CS9 Town Centres and Shops encourages town centre development within District 
Centres which supports their vitality and viability where it is physically integrated into the 
defined centre and of an appropriate scale for that centre. 
 
Policy CS14 – Heritage seeks to conserve and enhance historic assets. It supports 
proposals which protect heritage assets and their setting and supports developments 
which reflect Conservation Area Character Appraisals. 
 
Policy CS25 - Presumption in favour of sustainable development echoes the sentiments 
of the National Planning Policy NPPF in terms of sustainable development. 
 
Borough of Charnwood Local Plan (adopted 12th January 2004) (saved policies) 
 
Where they have not been superseded by Core Strategy policies previous Local Plan 
policies remain part of the development plan.  In relation to this proposal the relevant 
ones are: 
 
Policy ST/1 sets out the overall development strategy for Charnwood. 
 
Policy EV/1 – Design - seeks to ensure a high standard of design and developments 
which respect the character of the area, nearby occupiers, and which are compatible in 
mass, scale, and layout. 
 

Policy TR/18 - Parking Provision in New Development relates to the provision of adequate 
off-street parking provision to secure highway safety and minimise harm to visual and 
local amenities. 
 
Material considerations 
 
Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 
 
gives Local Planning Authorities a statutory duty to give special attention to the desirability 
of preserving or enhancing the character or appearance of conservation areas. 
 
The National Planning Policy Framework (NPPF) 
 
The NPPF states that the purpose of the planning system is to contribute to the 
achievement of sustainable development (para.6), fulfilling an economic, a social and an 
environmental role (para.7). Planning law requires that applications for planning 
permission must be determined in accordance with the development plan unless material 
considerations indicate otherwise (para.11).  Paragraph 14 states the NPPF’s 
presumption in favour of sustainable development which for decision-taking means 
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approving proposals that accord with the development plan without delay and, where the 
development plan is absent, silent or out-of-date, granting permission unless any adverse 
impacts of doing so would significantly and demonstrably outweigh the benefits, when 
assessed against the policies in the NPPF taken as a whole; or specific policies in the 
NPPF indicate development should be restricted.  
 
The NPPF sets out core planning principles underpinning decision making.  These include 
always seeking to secure high quality design and a good standard of amenity for all 
existing and future occupants of land and buildings, delivering thriving local places, 
promoting mixed use developments and conserving heritage assets in a manner 
appropriate to their significance (Paragraph 17). 
 
In addition the NPPF offers the following advice that is particularly relevant to the 
consideration of this proposal: 
 
Paragraph 23 states that planning policies should (inter alia) recognises town centers as 
the heart of their communities and pursue policies to support their viability and vitality. 
 
Paragraph 32 requires that development should only be prevented or refused on transport 
grounds where the residual cumulative impacts of development are severe.  
 
Paragraph 56 states that good design is a key aspect of sustainable development, is 
indivisible from good planning and should contribute positively to making places better for 
people. 
 
Paragraph 58 lists a set of criteria that all development should seek to achieve, in order to 
ensure good design. 
 
Paragraph 123 requires that planning decision should aim to mitigate and reduce to a 
minimum, the adverse impacts on amenity arising from noise from new development, 
including through the use of conditions. 
 
Paragraph 128 requires that where a site on which development is proposed includes or 
has the potential to include heritage assets with archaeological interest, an appropriate 
desk-based assessment and, where necessary, a field evaluation is submitted. 
 
Paragraph 131 requires local planning authorities to take account of the desirability of new 
development making a positive contribution to local character and distinctiveness. 
 
Paragraph 132 requires that when considering the impact of a proposal on the 
significance of a designated heritage asset, great weight should be given to the asset’s 
conservation. 
 
Paragraph 137 states that local planning authorities should look for opportunities for new 
development with Conservation Areas to enhance their significance.  Proposals that better 
reveal the significance of Conservation Areas should be treated favourably. 
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National Planning Practice Guidance  
 
Provides additional guidance to ensure the effective implementation of the planning 
policy set out in the National Planning Policy NPPF. 
 
Barrow upon Soar Conservation Area Character Appraisal was adopted in April 2008.   
 
The purpose of the appraisal was to examine the historical development of the 
Conservation Area and to describe its appearance in order to assess its special 
architectural and historic interest.  The appraisal is now used to inform the consideration 
of management and development proposals within the Area. 
 
The Appraisal recognises that High Street is the commercial centre of the village with a 
distinctive character of development, noting that 
 

“High Street and North Street are bordered by houses, shops and public houses.  
The buildings generally come to the pavement edge, which on the north side 
creates a strong sense of enclosure…. 
 
“Most of the buildings on High Street and North Street are of two storeys with a 
ridge line parallel to the street.” 

 
Leading in Design Supplementary Planning Document (adopted February 2006) 
 
Seeks to encourage, promote and inspire higher design standards in new development 
throughout Charnwood. 
 

Appendix 4 sets out spacing standards for new housing developments to ensure that 
overlooking  and  over  dominance  do  not  occur  and  that  a  good  quality  design  is 
achieved. 
 
The Barrow upon Soar Neighbourhood Plan  
 
This Plan, submitted in March 2017, has been the subject of independent examination in 
May/June 2017 with the Examiner’s report published in June 2017.  An alteration to one of 
the policies in relation to the road network has required a further round of consultation 
which closed on the 16th November 2017 following which the Borough Council will take a 
decision on the Examiner’s recommendations before subjecting the plan to referendum 
and, ultimately, making it as part of the development plan. The neighbourhood plan should 
be given some weight as it has been through one round of consultation and the 
Examiner’s report has been received with a recommendation that the Barrow upon Soar 
Neighbourhood Plan should proceed to a referendum subject to modifications. However, 
full weight will only apply upon completion of a successful referendum and the document 
being adopted as part of the development plan. 
 
Policy BuS9: Village Centre identifies the village centre, as defined through the Policies 
Map, and the application site is located within this area. The policy states that:  
 

“Planning applications that ensure that the Village Centre continues to provide a 
diverse range of Village Centre Uses* which appeal to a wide range of age and 
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social groups will be supported. The modernisation and improvement of Village 
Centre shops, facilities and services that ensure that they are retained for the 
benefit of the community will be supported. . . 

 
Except where changes of use are allowed through permitted development Class A1 
Shops should remain the dominant use in the Village Centre and development 
leading to an over-concentration of any other one use will not be permitted and 
planning applications for uses other than Village Centre Uses* will not be 
supported. 

 
*The main Village Centre Uses are Classes A1 Shops, A2 Financial and Professional 
Services, A3 Restaurants and Cafes, A4 Drinking Establishments, A5 Hot Food 
Takeaways, C1 Hotels, and D1 Non-residential Institutions of the Town and Country 
Planning (Use Classes) Order 1987 (as amended).” 
 
Car parking is recognised as an issue by the plan and Policy BuS10: Village Centre Car 
Parking seeks to address this by requiring that: 
 

“. . . New developments within or on the edge of the Village Centre should 
incorporate additional car parking spaces in accordance with the parking 
requirements set out in Appendix 4.”  
 

However, the Examiner considers that the absence of separate parking provision for a 
development when most existing retail outlets do not have their own parking provision 
may not justify the refusal of planning permission. On that basis he recommends the 
policy is amended to add “unless it can be demonstrated that it would not be practical and 
the development would not add significantly to the demand for parking space.”  
 
Appendix 4 requires non-food retail to provide one space for every 20m2, there being no 
separate A4 category identified. 
 
In terms of design, Policy BuS6 Design requires new development to reflect the guidance 
in the Barrow upon Soar Village Design Statement. 
 
Barrow-upon-Soar Village Design Statement identifies the village’s valued visual features 
and physical qualities and sets out guidelines for new development.  
 
Relevant Planning History  
 
P/15/1402/2: Erection of a 2 storey dwelling with associate access and car parking.  
Planning permission REFUSED October 2015 for the following reasons:   
 

1. The proposal, due to the restricted size of the site and the close proximity of 
adjacent dwellings at Nos 31 and 33 High Street and the access driveway and 
turning space to the proposed dwelling, would lead to a cramped form of 
development which would result in poor living environment standards for the 
occupiers of the proposed dwelling through over-dominance, overshadowing, 
overlooking, poor aspect and noise and disturbance.  Furthermore, the close 
proximity of the relocated turning space to No 33 would be likely to lead to loss of 
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privacy and additional noise and disturbance which would be detrimental to 
residential amenity.  For these reasons the proposal would be contrary to the 
intentions of the National Planning Policy Framework, Policies EV/1 and H/16 of the 
adopted Borough of Charnwood Local Plan, Policies CS2 of the emerging 
Charnwood Local Plan Core Strategy, the Supplementary Planning Guidance 
Backland and Tandem Development and the Supplementary Planning Document 
Leading in Design. 
 

2. The proposal lacks adequate on-site parking provision for the additional dwelling 
and turning facilities for the four dwellings accessed from Long Close which would 
be likely to lead to indiscriminate parking and vehicles having to reverse out of the 
site onto High Street.  Furthermore, the proposal would result in the reduction of the 
width of the current site access, as well as reduced radii and visibility splays either 
side of the access where it joins a busy section of High Street.  This would be likely 
to exacerbate the highway dangers associated with the lack of adequate on-site 
parking and turning.  The local planning authority considers that the proposal would 
result in severe harm to highway safety which would be contrary to the National 
Planning Policy Framework and Policies TR/6 and TR/18 of the adopted Borough 
of Charnwood Local Plan and Policy CS2 of the emerging Charnwood Local Plan.   

 
An appeal against this decision was allowed and planning permission granted in July 
2016. In his decision, the Inspector was satisfied that the adverse effect that could stem 
from the close relationship between the existing and proposed dwellings had been 
overcome by the design of the new property.  He also had regard for the more ‘urban 
grain’ which exists in this village centre location where it is reasonable not to apply the full 
space standards set out in the SPD.  Insofar as highway safety was concerned, the 
Inspector considered that the proposed parking provision and access arrangements was 
satisfactory and accorded with Policy CS2.  He gave limited weight to TR/18. 
 
The Inspector also considered the effect of the proposal on the Conservation Area as a 
matter raised by neighbours.  He judged the proposed dwellings to be an enhancement of 
the frontage at No 33 and would contribute positively to the character and appearance of 
the Conservation Area, thus meeting the statutory test set out in Section 72 of the 
Planning (Listed Buildings and Conservation Areas) Act 1972. 
  
Responses of Statutory Consultees 
 
Leicestershire County Council Highway Authority 
 
The Highway Authority raises no objection to the proposal having regard to its nature and 
scale, its village centre location, its proximity to nearby public car parks and bus stops and 
the comprehensive package of parking restrictions in the local area.  The provision of a 
single parking space to serve the one-bed flat is considered acceptable.  It recommends 
that the provision of the cycle parking should be conditioned. 
 
The Borough Council’s Head of Regulatory Services (Environmental Protection) 
 
The Environmental Health Officer has no objection in principle subject to conditions 
restricting external seating for customers, deliveries at noise sensitive hours and the 
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playing of amplified music and the submission a noise assessment in respect of any 
external plant before its installation. 
 
Barrow upon Soar Parish Council 
 
Objects to the proposal on the following grounds: 
• the increase of delivery, staff and customer vehicles in a small confined space 
• the lack of parking provision and effect on neighbouring properties 
• the increase in noise to neighbouring properties 
• the lack of the provision of a safe smoking area away from neighbouring properties. 
 
Other Comments Received  
 
Local Ward Councillors Fryer and Ranson raise concerns in respect of parking, access 
(for both the proposal and Long Close dwellings) and noise. 
 
The residents of 10 properties in Barrow upon Soar object to the proposal. These are 
summarised below: 
 

 overdevelopment of a site which would not preserve or enhance the conservation 
area and fails to demonstrate public benefit 

 the detrimental impact on residential amenity by reason of noise and disturbance 
from customers at the premises until 10-30pm and most days of the week, the 
operation of external plant and deliveries 

 no provision for external space for smoking for customers leading to them 
congregating on the pavement and smoke nuisance to neighbouring properties 

 increase in anti-social behaviour 

 increase in litter 

 inadequate on-site parking for micro-pub and flat and delivery vehicles leading to 
an exacerbation of illegal on-street parking on High Street and parking in Long 
Close 

 unsafe access for reversing delivery lorries leaving the site, poor visibility and close 
proximity to pedestrian crossing 

 no disabled access or parking 

 no need for another Class A4 in the village. 
 
There have been 12 letters of support from people mainly living in Barrow-upon-Soar who 
support the proposal for the following reasons: 
 

 good for the village community and a valuable social asset  

 caters for the needs of a growing village 

 supports a local business selling a quality product 

 good central location 

 complements the restaurant and public houses nearby 

 opening hours are not excessive 

 micro-pubs very rarely associated with anti-social behaviour 

 unlikely to increase noise relative to adjacent takeaway premises 

 lack of external smoking area is only the same as existing cafes along the street.  
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Consideration of the Planning Issues  
 
The key issues in assessing this application are considered to be: 
 

 The principle of development 

 Design and Visual amenity 

 Impact on the heritage assets  

 Residential amenity 

 Highway impact/safety/parking 
 
The starting point for decision making on all planning applications is that they must be 
made in accordance with the development plan unless material considerations indicate 
otherwise.  Policies in the adopted Core Strategy and the saved policies in the Charnwood 
Local Plan are therefore the starting point for consideration. 
 
The principle of development 
 
Barrow upon Soar is identified as a Service Centre and thus a sustainable location for 
development where limited new development can take place. The application site is 
located on the High Street frontage and within the defined District Centre of Barrow-upon-
Soar where new development is encouraged that supports the vitality and viability of the 
Centre.  The proposed development is small scale and its use as a micro pub (Class A4) 
would contribute positively to the range of goods and services within the District Centre.  
The residential flat provides for an appropriate mixed use development in this location as 
well as contributing to the Borough’s supply of housing. 
 
Having regard to the above, in terms of the principle of the development, the proposal 
accords with the National Planning Policy Framework, Policies CS1 and CS9 of the 
Charnwood Local Plan Core Strategy, Policy ST/1 of the adopted Borough of Charnwood 
Local Plan, Policy BuS7 of the emerging Barrow-upon-Soar Neighbourhood Plan and the 
adopted Village Design Statement .   
 
Design/Visual Amenity 
 
The proposed two storey building is orientated towards High Street, close to the back 
edge of the footway and with its pitched roof ridge running parallel to the street.  It has a 
traditional style shopfront and domestic style first floor windows as well as detailing and 
use of materials (red facing bricks, slate roof and timber doors/windows) common to the 
locality.  Overall it is considered to be a high quality design and its siting, scale, form, 
massing and appearance respect and enhance the immediate surroundings and the 
village character.   
 
Apart from the shopfront, it is very similar to the previously permitted dwelling on the site 
which was considered to be acceptable in terms of its design and impact on visual 
amenity, both at the application and appeal stage. 
 
For these reasons set out above, the proposal is considered to be in accordance with the 
NPPF, Policy CS2 of the Core Strategy, saved Policy EV/1 of the adopted Local Plan, the 
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emerging Policy BuS6 of the emerging Neighbourhood Plan, the SPD and the VDS in 
terms of design and visual amenity. 
 
Impact on Heritage Asset 
 
The proposed new building would provide further infill along this High Street frontage 
where buildings are sited along the front boundaries and closely juxtapose with each other 
thus continuing the strong built frontage which is characteristic of the Conservation Area.   
 
The proposed development is very similar to the previously permitted dwelling which the 
Borough Council concluded would not harm the special interests of the Conservation Area 
and at least preserve its character and appearance.  The Appeal Inspector judged that the 
proposed dwelling would be an enhancement of the frontage at No 33 and would 
contribute positively to the character and appearance of the heritage asset and would not 
be harmful to the character, appearance or setting of No 31.  The current proposal’s 
replacement of a domestic fenestration at ground floor with a traditional styled timber shop 
front is considered to be wholly appropriate in its form and design on this mainly 
commercial frontage and would therefore equally contribute positively to the conservation 
and enhancement of the Conservation Area.  
 
Overall it is considered that the scale, form, massing, appearance, detailing and materials 
to be used, as referred to in the preceding section, are in keeping with the local vernacular 
and consistent with the character and appearance of the Conservation Area, the heritage 
asset 
 
Having regard to the above, there would be no harm to the designated heritage asset. In 
this instance the requirements set out in Paragraphs 133 and 134 of the NPPF to weigh 
the harm against the public benefits will not therefore apply and the proposal is in 
accordance with Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 
1990, Policy CS14 of the Core Strategy and the Conservation Area Character Appraisal. 
 
An archaeological desk-based assessment submitted with the previous application 
concluded that there is limited potential for prehistoric and Roman archaeological deposits 
but good potential for the survival of medieval archaeological deposits within the 
application site where it is undisturbed.  
 
Further archaeological work can be required by planning condition which would comply 
with the NPPF and development plan policies relating to the protection of heritage assets 
with archaeological interest.  
 
Residential amenity 
 
In considering the impact of the proposal on residential amenity, it is important to take 
account of the site’s village centre location, the scale and design of the proposal and the 
use of conditions to mitigate adverse effects. 
 
The site is located within the District Centre of the village which is characterised by a high 
proportion of commercial uses and on a main road through the village.  Thus both activity 
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and ambient noise levels are likely to be higher in this area relative to primarily residential 
areas.  
 
The proposed micro pub would serve a niche market rather than a traditional public 
house.  It is small scale, accommodating up to 40 customers, with its main entry directly 
from High Street.  There would be no music, no hot food, no electronic/amplified music, 
gaming machines, pool table or television system.  The latest closing time of the micro 
pub is proposed to be 10.30pm on Fridays and Saturdays with earlier closing times on the 
remaining four days of the week that it would normally open (except at Bank Holidays).   
 
As a result of the nature and scale of the proposal, the noise generated within the building 
is unlikely to be excessive.  Notwithstanding this, insulation between the ground floor and 
first floor flat to current Building Regulation standards is likely to mitigate excessive noise 
transfer between the ground and first floor and the limiting the occupation of the flat to 
staff associated with the micro pub would minimise the potential for harm to the living 
environment of the first floor occupants. 
 
At the rear of the application property is an air conditioning unit and rooflight serving the 
micro pub as well as a small rear yard which accommodates a bin store.  Given the 
proximity of the principle elevation of No 33 to the rear of the proposed building, conditions 
restricting external seating, limiting the use of the bin store to day time hours, requiring the 
submission of details relating to the air conditioning unit and any other external plant and 
the fixing of the ground floor roof light would limit the noise and disturbance to the 
occupiers of No 33.  No 31, whilst abutting the application site has a blank elevation siding 
onto the application site and therefore would be less affected by the above than No 33. 
 
The comings and goings of customers to the micro pub could result in noise and 
disturbance outside the front of the property and thus affect the living environment of the 
occupiers of No 31 and the dwellings opposite.  However, the scale of the proposed use is 
small and low key and the floor space would restrict the number of customers which limits 
the volume of such comings and goings.  In addition, taking account of the proposed 
closing times of the micro pub, the later night time opening hours of the 2 hot food 
takeaways immediately to the north of the application site and the ambient noise levels on 
High Street, it is unlikely that in this regard the proposed use would significantly increase 
the noise and disturbance experienced by nearby residents on both sides of High Street. 
 
Similarly, whilst smokers are likely to use the pavement at the front of the premises, given 
the limited number of customers, it is unlikely that this would result in large numbers of 
people congregating in this area at any one time and thus the nuisance caused is unlikely 
to be significant.  Noise and disturbance caused by this activity is also likely to be limited 
having regard to background noise on High Street.  
 
Given the size of the proposed micro pub and the nature of its operation, it is not 
considered that the proposal would lead to increased anti-social behaviour or litter such 
that it would have a damaging impact on the social character or appearance of the area.  
 
In terms of the first floor flat and its impact on neighbouring properties, in particular No 33, 
this has been designed so that its rear facing windows are obscure glazed and, with 
restrictive openings, the potential for overlooking the front of No 33 is mitigated. 
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Taking account of the above, it is considered that the proposal would not materially harm 
the amenities of nearby residents.  Consequently the proposal would not be contrary to 
the NPPF, Policy CS2 of the Core Strategy, saved Policy EV/1 of the adopted Local Plan, 
BuS6 of the emerging Neighbourhood Plan and the SPD with regard to residential 
amenity. 
 
Highway impact/safety/parking 
 
The site lies in a sustainable location within the village centre and conveniently located in 
relation to public transport corridors.  Given its small size, the proposed micro pub is 
unlikely to generate high volumes of customers and having regard to its use as a Class A4 
Drinking Establishment, it is likely that a significant number of customers will arrive on foot 
or by public transport.  Thus, it is unlikely that the proposal will generate a high demand 
for vehicle parking for customers. 
 
For those that do arrive by vehicle, due to the parking restrictions along High Street, it is 
likely that they will use either of the two public car parks which are within a short walking 
distance of the site.  The evening opening of the micro pub (except Fridays and 
Saturdays) would impinge less on the demand for public parking in the village centre 
which is particularly high during the day when more of the shops and services are open. 
 
Objectors refer to the proposal leading to an exacerbation of illegal on-street parking on 
High Street as well as parking in Long Close.  Given the convenience of the public 
parking, it is not considered that the proposal would make this situation worse or be likely 
to lead to parking in the private drive. Illegal parking is a matter to be dealt with by the 
appropriate law enforcement agency rather than the planning system.  It is noteworthy that 
the Highway Report which accompanies the application provides data which records no 
accidents on High Street that involve parked vehicles.  Moreover, the application site is 
within the district centre, on a bus route, is sustainably located. 
 
Unlike most of the commercial properties that front High Street, the proposal does provide 
on-site parking; there is a space for the flat which will serve a member of staff, a space for 
a delivery vehicle and cycle parking.  Such provision is considered adequate, a view 
endorsed by the Highway Authority.  Both spaces are aligned so that vehicles will be able 
to turn within the site and so enter and leave in a forward direction.  The maintenance of a 
turning area within the application site for all properties served off Long Close ensures that 
this is also the case for vehicles associated with these properties.   
 
In terms of the access to the site, its width, alignment, visibility splays and proximity to the 
pedestrian crossing mirror the arrangement allowed on appeal in respect of the dwelling 
on the site.  It is not considered that there would be significantly higher numbers of 
vehicles using the access in connection with the proposal relative to the proposed dwelling 
such that this access arrangement is not acceptable. 
 
With regard to disabled access, the building will need to comply with Building Regulations 
which require the provision of suitable access for the disabled.  The requirement for the 
provision of an on-site disabled space within this village centre location would be 
unreasonable.  
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To refuse a planning application on highway safety grounds it must be demonstrated that 
there is severe harm caused by the proposal.  Taking account of the above, it is judged 
that the proposal would not result in such harm; this is supported by the Highway 
Authority.  The proposal therefore accords with the NPPF and Policy BuS10 of the 
emerging Neighbourhood Plan and also saved Policy TR/18 of the adopted Local Plan in 
terms of on-site parking provision. 
 
Other Matters 
 
Objectors have stated that there are enough public houses within the village already 
however it is not the role of the planning system to restrict competition.  
 
Conclusion 
 
The framework makes it clear that there is a presumption in favour of sustainable 
development.  All proposals are required to be determined in accordance with the 
development plan unless material considerations indicate otherwise.   
 
For a proposal to be sustainable, it must perform economic, social and environmental 
roles as set out in the NPPF.  In the context of sustainable economic development, it is 
considered that the proposal would enable a local business to expand, provide sustained 
employment and contribute positively to the viability and vitality of the District Centre.  
With regard to social benefits, it would widen the range of social facilities and services 
within the village enabling people to meet in a very accessible location and create a high 
quality built environment.  Environmentally, this high quality design proposal would respect 
and enhance the immediate surroundings and make a positive contribution to the 
Conservation Area and, with the imposition of appropriate conditions, would not materially 
harm residential amenity.  Overall, given the contributions that the proposal would make 
economically, socially and environmentally, the proposal would constitute sustainable 
development as defined in the NPPF. 
 
For the reasons set out in the assessment section of the report, the proposal is considered 
to be acceptable in principle, being within an appropriate sustainable location for new 
commercial development and contributing to the housing land supply.  Furthermore, the 
proposal would have a positive impact on visual amenity and the Conservation Area and 
would, subject to appropriate conditions, adequately safeguard the residential amenity of 
existing and future occupiers, having regard to light, privacy, dominance, noise and 
disturbance.  The proposal would also have satisfactory parking and access arrangements 
and would not be detrimental to highway safety.  The proposal would therefore comply 
with Policies CS1, CS2, CS9, CS14 and CS25 of the Core Strategy, saved Policies EV/1 
and TR/18 of the Local Plan, the National Planning Policy Framework, the Conservation 
Area Character Appraisal, the Supplementary Planning Document, the Village Design 
Statement and Policies BuS 6, BuS9 and BuS10 of the emerging Neighbourhood Plan.  
There are not considered to be any material considerations which indicate that this 
proposal should not be determined in accordance with the development plan.  
 
It is therefore recommended that planning permission should be granted, subject to the 
following conditions. 



G14 

 

 
 
RECOMMENDATION: 
 
Grant Conditionally 
  
 

1 The development, hereby permitted, shall be begun not later than 3 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 Section 51 of the Planning and 
Compulsory Purchase Act 2004. 

 
2 The development hereby permitted shall be carried out in accordance with the 

following proposed plans: 1:1250 Location Plan, 17.3386.01, 04, 05 and 06.  
REASON:  For the avoidance of doubt and to define the terms of the planning 
permission. 

 
3 No materials shall be placed on the site until such time as samples of the facing 

bricks and any other materials to be used on the external walls and of the roofing 
slates and any other materials have been submitted for the agreement of the 
local planning authority. Only materials agreed in writing by the local planning 
authority shall be used in carrying out the development. 
REASON: To make sure that the appearance of the completed development is 
satisfactory. 

 
4 No works shall begin until details of the design, including sections, and finish of 

all windows, doors and the shop front have been submitted to and agreed in 
writing by the local planning authority. The works shall be carried out only in 
accordance with the agreed details. 
REASON: To ensure the satisfactory appearance of the completed development. 

 
5 The building hereby permitted shall not be occupied until the two car parking 

spaces and the shared turning facilities on the west side of the application site, 
as shown on the approved plans, have been provided and surfaced in a hard 
bound material, details of which shall have first been submitted to and agreed in 
writing by the local planning authority.  Thereafter, the parking and turning 
facilities shall be kept free for these purposes and shall not be obstructed in any 
way that would prevent their use. 
REASON: To ensure that the access arrangements are acceptable, in the 
interests of highway safety. 
  

 
6 The building hereby permitted shall not be occupied until the cycle parking 

provision shown on the approved plans has been provided. Thereafter, this 
parking facility shall be kept free for this purpose and shall not be obstructed in 
any way that would prevent its use. 
REASON: To encourage the use of bicycles as an alternative to the car. 
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7 The building hereby permitted shall not be occupied until the realigned driveway 
has been provided in accordance with the details shown on the approved plan 
and hard surfaced in a bound material, details of which shall have first been 
submitted to and agreed in writing by the local planning authority. 
REASON:  To ensure that the access arrangements are acceptable, in the 
interests of highway safety. 

 
8 Notwithstanding the provisions of The Town and Country Planning (General 

Permitted Development) (England) Order 2015, (or any order revoking and re-
enacting that Order, with or without modifications), no vehicular access gates 
shall be erected at any time unless they are set back a minimum distance of 5 
metres behind the highway boundary and hung so as to open inwards only. 
REASON: To allow a vehicle to wait off the highway while the gates are opened 
or closed and thus prevent an obstruction to other vehicles using the highway. 

 
9 The building hereby permitted shall not be occupied until such time as the 

boundary railings to the rear of the building shown on the approved plans have 
been provided in accordance with design details and constructed with materials 
which shall first have been agreed in writing with the local planning authority. 
REASON: REASON: To make sure that the appearance of the completed 
development is satisfactory and to help assimilate the development into its 
surroundings. 

 
10 All hard and soft landscape works shall be carried out in accordance with the 

approved details.  The works shall be carried out prior to the occupation of any 
part of the development or in accordance with the programme agreed with the 
local planning authority.  Any trees or plants removed, dying or which become 
severely damaged or diseased with 5 years of planting shall be replaced in the 
following planting season by trees or plants of a similar size and species. 
REASON: To make sure that the appearance of the completed development is 
satisfactory and to help assimilate the development into its surroundings. 

 
11 The first floor windows in the rear elevation of the flat hereby permitted shall be 

fixed closed and glazed with obscure glass which shall thereafter be retained at 
all times. 
REASON: To minimise the effect of the development on the privacy and 
amenities of nearby residents. 

 
12 The rooflight/glazing panels serving the micro pub at the rear of the building 

hereby permitted shall be fixed closed which shall thereafter be retained at all 
times. 
REASON:  To prevent a nuisance or annoyance to nearby residents, in the 
interests of their amenity. 

 
13 The class A4 use hereby permitted shall not be open to customers outside the 

following times 12:00 to 22.30 hrs. 
REASON:  The premises are close to residential property and a limit on the use 
is needed to prevent a nuisance or annoyance to nearby residents. 
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14 Except for emergency access, the door at the rear of the building hereby 
permitted shall be kept closed at all times whilst the drinking establishment is 
open to customers. 
REASON: The premises are close to residential property and a limit on the use is 
needed to prevent a nuisance or annoyance to nearby residents. 

 
15 No deliveries of beverages shall be taken at, or dispatched from, the site outside 

the hours of 09:00 to 19:00 hrs Mondays to Saturday or at any time on Sundays, 
Bank or Public Holidays. 
REASON:  The premises are close to residential property and a limit on the use 
is needed to prevent a nuisance or annoyance to nearby residents. 

 
16 No disposal of refuse in the rear yard or bin store shall be undertaken outside 

the hours of 09:00 to 19:00 hrs. 
REASON:  The premises are close to residential property and a limit on the use 
is needed to prevent a nuisance or annoyance to nearby residents. 

 
17 No external seating shall be provided at the site for use by customers in 

connection with the use of the premises as a drinking establishment. 
REASON: The premises are close to residential property and a limit on the use is 
needed to prevent a nuisance or annoyance to nearby residents. 

 
18 No amplified music shall be played at the premises in connection with the use of 

the premises as a drinking establishment. 
REASON:  The premises are close to residential property and a limit on the use 
is needed to prevent a nuisance or annoyance to nearby residents. 

 
19 Prior to the installation of the air conditioning unit shown at the rear of the 

building on the approved plan and any other external plant, a noise assessment 
of the equipment shall be submitted and agreed in writing with the local planning 
authority.  Agreed noise control measures should be implemented at the time of 
the installation and maintained at all times thereafter. 
REASON:  To safeguard the amenities of nearby residents. 

 
20 No development shall take place until the applicant or developer has secured the 

implementation of a programme of archaeological work in accordance with a 
written scheme of investigation which has been submitted to and agreed in 
writing by the local planning authority, and no development shall take place 
except in accordance with the approved details. 
REASON: To ensure that any features of archaeological interest are protected or 
recorded. 

 
 
The following advice notes will be attached to a decision: 
 

1 Discussion with the applicant to seek an acceptable solution was not 
considered necessary in making this decision. The Local Planning Authority 
has therefore acted pro-actively to secure a sustainable form of development 
in line with the requirements of the National Planning Policy Framework 
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(paragraphs 186 and 187) and in accordance with The Town and Country 
Planning (Development Management Procedure) (England) Order 2015. 

 
2 In respect of Condition 19, the noise assessment shall be in accordance with 

the current version of British Standard 4142 and include necessary noise control 
measures to eliminate potential detriment to nearby residential properties 
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