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S20/1493 

Proposal: Change of use from public house and a residential flat to five flats and 
car parking 

Location: The Old Coach House, Bridge Foot, Market Deeping, Lincolnshire, 
PE6 8AA 

Applicant: Mr Roy Stanton, Casa Vida Nova, 184 Pestana Golf Resort, Apartado 
1011, Carvoeiro, 8400-080 Estombar 

Agent: Mr Ron Blessett, 15 Brownlow Quay, Stamford, Lincolnshire, PE9 2EF 
Application Type: Full Planning Permission 
Reason for Referral to 
Committee: 

At the request of Cllr Baxter for the following reasons: 
Contrary to the Local Plan 
Contrary to the Neighbourhood Plan 
Vitality of the town centre 
Layout and density of building 

Key Issues: Principle of development 
Impact on the character of the area and heritage assets 
Highway considerations 
Flood risk 
 

Technical Documents: Design and Access Statement 
Marketing Statement 

 

 

Report Author 

Peter Lifford, Development Management Planner 

Tel:  01476 406391 

Email:  p.lifford@southkesteven.gov.uk 

Corporate Priority: Decision type: Wards: 

Growth Regulatory Market and West Deeping 

Reviewed by: Phil Jordan, Principal Planning Officer 29 March 2021 

Recommendation (s) to the decision maker (s) 

That the application is approved conditionally 
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S20/1493 The Old Coach House, Bridge Food, Market Deeping, PE6 8AA  



 

 
 

1 Description of Site 
 

1.1 The application site is located on the east side of Bridge Foot to the south of the centre of 

Market Deeping. The building is currently vacant and was last used as a public house. The 

site is located within the Market Deeping Conservation Area and the Town Centre 

boundary as identified within the Local Plan. 

 

1.2 The building was originally used as stabling and a loft, before being granted permission to 

be converted into a wine bar in 1983 under SK.264/83. The last business that occupied 

the building closed in 2018 and it has since stood vacant.  

 

2 Description of Proposal 
 

2.1 The application proposes to convert the building to five self-contained, two-bedroom flats 

with associated off road car parking. The proposal involves a number of alterations to the 

existing building including: 

− Lowering of ceilings to create more height at first floor; 

− Insertion of a number of new windows; 

− A small first floor extension on south side; 

− Insertion of new doorways and access stairs.  

2.2 Five car parking spaces are proposed as well as a cycle shelter. A small amenity area is 

proposed to the east of the site adjacent to the River Welland. Access to the site is as per 

the existing arrangements, with a bin store located adjacent to the access.  

 

3 Relevant History 
 

Reference Proposal Decision Date 

SK.264/83 Cou of stabling/loft to Wine 

bar 

Approved 

conditionally  

15/06/1983 

4 Policy Considerations 
 

4.1 SKDC Local Plan 2011 - 2036 

Policy SP1 - Spatial Strategy 

Policy SP2 - Settlement Hierarchy 

Policy SP6 – Community Services and Facilities 

Policy EN5 – Water Environment and Flood Risk Management  

Policy DE1 - Promoting Good Quality Design 

Policy DEP2 - Market Deeping Town Centre 

Policy ID2 - Transport and Strategic Transport Infrastructure 

 

4.2 National Planning Policy Framework (NPPF) 

Section 7 - Ensuring the vitality of town centres 

 

4.3 Deepings Neighbourhood Plan (DNP) 

Policy DNP5 - Protecting and Expanding Market Deeping Town Centre 



 

 
 

 

5 Representations Received 
 

5.1 Environmental Protection Services (SKDC) 

5.1.1 No objections. 

 

5.2 Historic Buildings Advisor (SKDC) 

5.2.1 No objection subject to change of use and external changes reflecting the character of the 

Conservation Area. 

 

5.3 LCC Highways & SuDS Support 

5.3.1 No objections. 

 

5.4 Peterborough City Council 

5.4.1 No comments to make. 

 

6 Representations as a Result of Publicity 
 

6.1 This application has been advertised in accordance with the Council's Statement of 

Community Involvement and 10 representations have been received.  The points raised 

can be summarised as follows: 

 

1) Object, access to our site will be obstructed or made inaccessible 
2) Support the proposal, proposal will have less potential impact on the highway than 

current permitted use 
3) Proposal contradicts existing rights of access 
4) Consider the parking provision, there is a really bad parking problem in Market 

Deeping 
5) Business was viable when we left 
6) Proposal will impact on existing businesses 
7) Development will have a positive effect on the area 
8) Loss of commercial property 
9) Town centre policies in the Local Plan appear more supportive of the proposal 

 

7 Evaluation 
 

7.1 Principle of the Use 

 

7.1.1 The South Kesteven Local Plan (SKLP) sets out the principles of the location of 

development within Policies SP1 and SP2 with Market Deeping being classed as one of 

the three market towns where development which does not compromise the settlement's 

nature and character will be supported. Policy SP6 seeks to protect community uses 

unless there are other alternative facilities available in the same area that would fulfil the 

role of the existing use and the existing use is no longer viable.  

 

7.1.2 Policy DEP2 (Market Deeping Town Centre Policy) defines the town centre boundary, 

primary and secondary frontages and acceptable uses within the town centre, with new 

residential uses being supported. 

 



 

 
 

7.1.3 The application site is located within the town centre boundary as identified within the 

Local Plan but is not on either a primary or secondary frontage. 

 

7.1.4 The above policy is consistent with National Planning Policy Framework (NPPF) Section 7 

(Ensuring the vitality of town centres) which states that planning policies and decisions 

should support the role that town centres play by taking a positive approach to their 

management and adaption. Furthermore section 7 recognises that residential 

development often plays an important role in ensuring the vitality of centres and 

encourage residential development on appropriate sites. 

 

7.1.5 Policy DNP5 (Protecting and Expanding Market Deeping Town Centre) of The Deepings 

Neighbourhood Plan (DNP) seeks to protect ground floor premises within the identified 

town centre from changes to residential uses unless it can be demonstrated that there is 

no need for the existing use, it is not viable and that appropriate marketing has been 

undertaken or an acceptable town centre use has been identified. In the DNP it states 

'There are 9 open pubs and 1 currently closed, 1 wine bar, 7 restaurants, plus around 7 

cafés’.  As such, there are other public houses within the town centre that provide the 

same role as the existing building. 

 

7.1.6 The applicant has submitted a statement showing that the building was advertised for sale 

as a business and there was limited interest with only one offer received that was 

subsequently withdrawn.  A viability report has also been submitted which concludes that 

in the current climate the Old Coach House would be very difficult to sell as a licenced 

premises or that it would be a realistic business proposition capable of providing an 

adequate return on capital. 

 

7.1.7 Alternative community uses were considered and a report submitted, undertaken by a 

consortium of local community interest groups, that investigated the potential purchase of 

the building as a community resource. The report of the group concluded that having 

investigated access to funding to purchase the building, the considerable amount of work 

required to bring the building up to an acceptable standard, progress stalled due to the 

practicalities of the situation. 

 

7.1.8 Taking the above into account, the principle of development of this site is acceptable and 

in accordance with Local Plan policies SP2, DEP2 and SP6, DNP5 of the Neighbourhood 

Plan and the NPPF (section 7).  Specific environmental and technical issues, which 

support this conclusion, are discussed in detail in the following sections below. 
 

7.2 Impact on the Character of the Area and on Heritage Assets 

 

7.2.1 Sections 66 & 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 

require decision makers to have special regard to the desirability of preserving listed 

buildings or their settings or any features of special architectural or historic interest which 

they possess as well as the desirability of preserving or enhancing the character or 

appearance of conservation areas. Any adverse effect on a heritage asset, even if slight or 

minor, would not preserve the asset or its setting.  Case law has established that 

considerable importance and weight must be attached by the decision maker to the 



 

 
 

desirability of preserving the setting of heritage assets when balancing harm against public 

benefits.   

 

7.2.2 Local Plan Policy EN6 seeks to protect and enhance heritage assets and their settings in 

keeping with the policies in the National Planning Policy Framework. Policy DNP8 

(Protecting Designated Conservation Areas) of the DNP seeks that developments make a 

positive contribution to the local area and distinctiveness. 

 

7.2.3 The NPPF is very clear that great weight should be given to the conservation of 

designated heritage assets and the more important the asset, the greater the weight 

should be. If harm is identified, there are two policy tests in the NPPF:   

 

i) Proposals which would result in substantial harm should be refused unless it can be 

demonstrated that it is necessary to achieve substantial public benefits that outweigh 

the harm.  

 

ii) Where a proposal would lead to less than substantial harm to the significance of a 

designated heritage asset, this harm should be weighed against the public benefits of 

the proposal. Although substantial and less than substantial harm are a matter of 

judgement the NPPG advises that substantial harm is a high test and is most likely to 

be applicable where a fundamental element of a heritage asset's special interest is 

seriously compromised. 

 

7.2.4 Local Plan Policy DE1 requires development to make a positive contribution to the 

character of the area, avoiding harm to the streetscene.  This is consistent with NPPF 

Section 12 (Achieving well-designed places) which amongst other things states that 

developments should be visually attractive as a result of good architecture, layout and 

effective landscaping.   

 

7.2.5 The proposed changes to the building as part of the conversion are relatively minor 

involving the removal of a single storey rear extension and a proposed small first floor 

addition to the southern end and the introduction of additional windows and doors. A 

condition requiring final details of joinery has been included to ensure these are 

appropriate for the conservation area.  

 

7.2.6 Overall, it is considered that the proposed changes would not be harmful to visual amenity 

when seen from any public vantage point, or that they would harm the Conservation Area 

or the setting of the nearby Listed Buildings. The conversion of the building to a residential 

use would secure a viable use for the currently vacant building.  

 

7.2.7 By virtue of the design, scale and materials to be used, the proposal would not cause 

harm to the street scene on Bridge Foot or the Market Deeping Conservation Area, or the 

setting of any Listed Building in accordance with the NPPF Sections 12 and 16 and 

Policies DE1,EN6 of the South Kesteven Local Plan and DNP8 of the Neighbourhood 

Plan. 

 

 

 



 

 
 

7.3 Impact on the Neighbouring Properties 

 

7.3.1 Local Plan policy DE1 requires all development proposals to ensure there is no adverse 

impact on the amenity of neighbouring users in terms of noise, light pollution, loss of 

privacy and loss of light.  This is consistent with NPPF section 12 (Achieving well-

designed places) which amongst other things states that development should create 

places with a high standard of amenity for existing and future users.   

 

7.3.2 Having regard to the location of the building, the location of the proposed small extension 

to the south side of the building facing the river Welland, the location of the proposed new 

windows and the proposed use of the building for five flats it is not considered that the 

development will have a detrimental impact on the amenities of the surrounding 

development in terms of noise, loss of light or privacy. Also, the proposed use of the 

building for residential compared to the current authorised use is likely to have less of an 

impact on the surrounding amenity in terms of general activity. 

 

7.3.3 Taking into account the scale and nature of the proposal, it is considered that there would 

be no unacceptable adverse impact on the  amenities of the occupiers of adjacent 

properties in accordance with the NPPF Section 12, and Policy DE1 of the South 

Kesteven Local Plan.   

 

7.4 Highway Issues 

 

7.4.1 Local Plan Policy ID2 deals with transport issues, requiring that new developments should 

not severely impact on the safety and movement of traffic on the highway network.  This 

policy is consistent with NPPF section 9 (Promoting Sustainable Transport) which 

amongst other things states 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. 

 

7.4.2 The proposed scheme shows one car parking space per flat and the provision of a cycle 

store. Having regard to the central location of the site within Market Deeping with access 

to alternative forms of transport the scheme is acceptable. Lincolnshire County Council 

Highways have raised no objection to the proposal. 

 

7.4.3 The proposal would result in adequate access, parking and turning facilities and would not 

have an unacceptable adverse impact on highway safety in accordance with Local Plan 

policy ID2 and the NPPF Section 9. 

 

7.5 Flood Risk 

7.5.1 Policy EN5 seeks to locate development in areas at lower risk of flooding and limit the risk 

of flooding elsewhere.  

7.5.2 Part of application site falls within flood zone 3 (at a higher risk of flooding). However, the 

building is existing and therefore there would be no increased risk of flooding.  

7.5.3 A flood risk assessment has been submitted which shows finished floor levels to be 

greater than 300mm higher than the 1 in 1000 year event which is within the Environment 

Agencies recommended parameters. Lincolnshire County Council (as lead local flood 



 

 
 

authority) have been consulted and do not object to the proposal. The development is 

therefore considered to be acceptable from a flood risk perspective and in accordance 

with policy EN5.  

 

Other matters  
 

7.6 In the representations received reference has been made to deeds and rights of access. 

This is a private legal issue between the two parties, a planning permission would not 

override any legal right of access. 

 

8 Crime and Disorder 
 

8.1 It is considered that the proposal would not result in any significant crime and disorder 

implications. 

 

9 Human Rights Implications 
 

9.1 Articles 6 (Rights to fair decision making) and Article 8 (Right to private family life and 

home) of the Human Rights Act have been taken into account in making this 

recommendation. 

 

9.2 It is considered that no relevant Article of that act will be breached. 

 

10 Conclusion and Planning Balance 
 

10.1 The proposal is in accordance with Local Plan policies SP1,SP2, SP6, EN5, EN6 and ID2, 

NPPF Sections 7,9,12 and 16 and Deepings Neighbourhood Plan DNP5 and DNP8 there 

are no material considerations that indicate otherwise and the proposal is therefore 

acceptable. 

 

10.2 RECOMMENDATION: that the development is Approved subject to the following 

conditions 

 

Time Limit for Commencement 

 

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

three years from the date of this permission. 

  

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

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

Approved Plans 

 

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

following list of approved plans: 

  

 i. 18.06.05/A ground floor plan received 7 September 2020 

 ii. 18.06.06 first and second floor plan received 23 February 2021 

 iii. 18.06.07 elevations received 23 February 2021 



 

 
 

  

 Unless otherwise required by another condition of this permission. 

       

 Reason: To define the permission and for the avoidance of doubt. 

 

Before the Development is Commenced 

 

3 Before the installation of any of the new external windows and/or doors hereby 

consented, full details of all proposed joinery works for those windows/doors, 

including 1:20 sample elevations and 1:1 joinery profiles, shall have been submitted 

to and approved in writing by the Local Planning Authority. 

 

 The development must be carried out in accordance with the approved details.  

  

 Reason: To ensure the satisfactory appearance of the building and in accordance 

with Policy EN6 of the adopted South Kesteven Local Plan. 

 

4 Before the development hereby permitted is commenced, all existing trees shown on 

the approved plan to be retained shall have been fenced off to the limit of their 

branch spread in accordance with BS 5837. No works including: 

 

i. removal of earth,  

ii. storage of materials,  

iii. vehicular movements or  

iv. siting of temporary buildings  

 

shall be permitted within these protected areas. 

 

Reason: To prevent unnecessary damage to existing trees and in accordance with 

Policies DE1 and EN2 of the adopted South Kesteven Local Plan. 

 

5 Before completion of the first unit hereby permitted, full details of the proposed cycle 

storage facility shall have been submitted to and approved in writing by the Local 

Planning Authority.  

  

 Reason: To ensure the provision of satisfactory cycle storage facilities. 

 

 

Before the Development is Occupied 

 

6 Before any unit hereby permitted is occupied, the parking and turning area 

accompanying each flat shall have been constructed in accordance with the 

approved details and shall be retained as such and for no other purpose thereafter.  

  

 Reason: To allow vehicle to park and turn within the site and leave in forward gear 

and to reduce any additional on street parking in the interests of highway safety. 

 



 

 
 

7 Before any part of the development hereby permitted is occupied, the cycle storage 

shall have been completed in accordance with the approved details and shall 

thereafter be retained for use at all times. 

  

 Reason: To ensure the provision of satisfactory cycle storage facilities. 

 

Standard Note(s) to Applicant: 

 

1 In reaching the decision the Council has worked with the applicant in a positive and 

proactive manner by determining the application without undue delay. As such it is 

considered that the decision is in accordance with paras 38 of the National Planning 

Policy Framework. 

 

2 It must be ensured that the sub-divisions of the building have a reasonable 

resistance to the transmission of airborne sound via walls, floors and stairs, as well 

as to impact sound via floors and stairs. The development must therefore comply 

with the requirements of Part E of Schedule 1 of the Building Regulations 2000 - 

Resistance to the passage of sound. 

 

 

Financial Implications reviewed by: Not applicable 

 

Legal Implications reviewed by: Not applicable 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 
 

Site Location  

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 
 

Ground floor plan 

 
 

Upper floor plans 

 

 
 



 

 
 

 

Elevations 

 


