DEVELOPMENT MANAGEMENT COMMITTEE

15 JULY 2019

Case No:

19/00142/FUL (FULL PLANNING APPLICATION) &
19/00143/LBC (LISTED BUILDING CONSENT)

Proposal:

CONVERSION OF PUBLIC HOUSE TO DWELLING

Location:

KING WILLIAM IV 1 HIGH STREET FENSTANTON PE28
9JF

Applicant:

TRISTAR LOCAL PROPERTIES LTD

Grid Ref:

531466 268489

Date of Registration: 28.01.2019
Parish:

FENSTANTON
RECOMMENDATION

-

APPROVE

This application is before the Development Management Committee as
the Parish Council has an opposing view to that of the planning officer.

1.

DESCRIPTION OF SITE AND APPLICATION

1.1

This property comprises of a grade II listed public house, located on
the eastern edge of Fenstanton and within the Fenstanton
Conservation Area. There are predominantly residential properties
within the locality, and there are two other public houses within close
proximity – The Duchess and The Crown and Pipes, both located on
the High Street. Vehicular access to the parking area at the rear is off
the High Street. The Applicant stated that they were first aware that
the King William was for sale in November 2017, however it was
listed for sale prior to this date. It was bought by the Applicant in
October 2018. The public house has recently ceased trading, on
Good Friday 10 April 2019 due to limited interest from the public to
use the facility.

1.2

The proposal is for the change of use of public house (with 3-bed
residential flat) to a 3 bedroom dwellinghouse. No demolition or major
alterations are proposed, however there will be internal alterations –
see below in the report.

1.3

In terms of the proposed internal layout, on the ground floor the bar
will be removed, the female toilets will be turned into a pantry, the pub
cellar will be used as a utility room and kitchen will be retained as a
kitchen. The bar / restaurant areas will be use as a snug and living
room. The first floor will remain relatively unchanged apart from the
kitchen used for the flat will be removed and used as circulation
space.

1.4

Externally, the hardstanding at the rear will be removed, except for an
area to accommodate car parking for approx. 4 cars. Current hard
standing areas will also be replaced by a soft landscaped garden.

1.5

This is a joint report for 19/00142/FUL and 19/00143/LBC.

2.

NATIONAL GUIDANCE

2.1

The National Planning Policy Framework (2018)

For full details visit the government website
https://www.gov.uk/government/organisations/department-for-communitiesand-local-government
3.

PLANNING POLICIES

3.1

Huntingdonshire Local Plan to 2036 (Adopted 15 May 2019)
• LP2: Strategy for development
• LP4: Contributing to Infrastructure Delivery
• LP5: Flood Risk
• LP8: Key Service Centres
• LP13: Design Implementation
• LP14: Amenity
• LP16: Sustainable Travel
• LP17: Parking Provision and Vehicle Movement
• LP22: Local Services and Community Facilities
• LP34: Heritage Assets and their Settings
• Fenstanton Conservation Area Character Statement

Local policies are viewable at https://www.huntingdonshire.gov.uk

4.

PLANNING HISTORY

4.1

Significant history relating to alterations to the listed building and
advertisement consents related to the use as a public house.

5.

CONSULTATIONS

5.1

Fenstanton Parish Council – recommend REFUSAL (attached)
Fenstanton Parish Council (FPC) - FPC argue that the public house is
an important community asset and should be retained as such. The
loss would be contrary to Policy LP22 of the Huntingdonshire Local
Plan states clearly:
A proposal for a new local service or community facility within a builtup area, or the extension of an existing local service or community
facility on land immediately adjoining the built up area, will be
supported where it:
a. is of a scale to serve local needs;
b. comprises up to a maximum of 600m2 net internal floorspace for a
main town centre use; and
c. provides for a new service or facility or it retains or enhances an
existing service or facility, including through the provision of premises
suitable for mixed use or multiple community functions.
Where permitted development rights do not apply a proposal which
involves the loss of a local service or community facility will only be
supported where:

d. an equivalent service or community facility will be provided in a
location with an equal or better level of accessibility for the community
it is intended to serve; or
e. it demonstrates that there is no reasonable prospect of that service
or facility being retained or restored because either:
i. there is insufficient community support for its continuation; or
ii. reasonable steps have been taken to effectively market the
property for its current use without
success.
Further FPC argue that there is a reasonable prospect that the pub
can be retained. FPC advise that Greene King decided to sell the pub
and installed temporary management and the pub ran down. FPC
add that Support from the community was shown at the Parish
Council meeting which took place on 12 February and a community
group is being formed to approach the current owners in an attempt
to purchase the property and then to continue to run it as public
house.
FPC state that it has applied to HDC to have the property registered
as an Asset of Community Value.
FPC argue that any marketing exercise should start from now rather
than last year.
For the above reasons FPC recommend that the application be
refused due to the loss of a valued community asset

Officer response: The site is not on the current list of Assets of
Community Value. Notwithstanding, even if it was listed as an ACV
(and this would be a material planning consideration) due regard
/weight must be applied to all of the material considerations and
designations in place at the time of determination.
5.2

HDC Conservation Officer – Recommend approval

6.

REPRESENTATIONS

6.1

There have been 9 representations received. 7 objection and 2 in
support:

6.2

Objection:
-social hub of the village for many years and is an integral part of the
community.
- the village be given the opportunity to use it as a Community Asset
and be given time to purchase the property.
-It could be used for a number of community needs from meeting
rooms, coffee shop, restaurant and of course a licensed premise.
-there is plenty of scope for the business to be revived
- In an ever expanding village we will need all of the amenities
available for now and the next generation to come
-contrary to policy LP23
Officer response – the issues raised above are addressed in the main
body of the report.

6.3

Support:
With two other community based pubs in close proximity, business at
this pub has been in decline for some time.

Community- based events held regularly at The Duchess include:
quiz nights weekly choir; and music. Good bar and restaurant food is
provided. The Crown and Pipes provides a sports bar and regular
music. Thus, as recent business trends have demonstrated, the
village is adequately catered for by these two more successful pubs.
Given the limited business at The King William,
-it seems appropriate that the site should be 'refreshed' and used for
a private dwelling.
-support the application to restore without any external alterations and
the assessment in the heritage statement
7.

ASSESSMENT
•
•
•
•
•

Loss of local service/community facility
Principle
Impact on neighbour amenity
Highway issues
Impact on Heritage assets

Loss of local service/community facility:
7.1

Policy LP22 of the Local Plan seeks to resist the loss of facilities
including public houses unless it can be demonstrated there is no
reasonable prospect of that service or facility being retained or
restored because either: there is insufficient community support for its
continuation; or reasonable steps have been taken to effectively
market the property for its current use without success.

7.2

Para. 6.49 of the Local Plan states: Assessing the level of community
support for a local service or facility is a matter of judgement, but
could be informed by information such as evidence of the level of
recent usage, as well as the number and nature of comments made
on an application by members of the local community. For
commercially run facilities such as local shops and pubs, the Council
considers that a robust marketing exercise is the most transparent
way of demonstrating that such facilities are no longer viable. This
should be of sufficient duration to allow the local community time to
consider making a bid to run or acquire premises of value through the
Community Right to Bid. In seeking to justify the loss of local services
or community facilities, applicants will also be required to consider
whether existing premises or sites can be adapted to retain a viable
community facility or service. Effective marketing will in most cases
need to be for a continuous period of 12 months at a value reflecting
its permitted use with details kept of any offers received and detailed
reasoning for declining them. However, in particular circumstances it
may be appropriate for alternative arrangements to establish if there
is any realistic prospect of maintaining the service or facility.

7.3

Further it is acknowledged that paragraph 83 of the Framework
promotes the retention of local services and community facilities such
as public houses in villages. Paragraph 92 of the Framework also
states planning decisions should guard against the unnecessary loss
of valued facilities and services, particularly where this would reduce
the community’s ability to meet its day-to-day needs.

7.4

The applicant states that the King William IV public house had been
on the market for over twelve months. They add that Green King (the
previous owner) is a large pub retailer and brewer with over 2900
pubs, restaurants and hotels. The applicant states that Green King
pubs are either managed, tenanted, leased and franchised. The
applicant states that the pub had remained trading…however it had
been a struggling business for a number of years. Green King made
the decision to sell the pub as it was no longer viable to run”.

7.5

Further after being on the market for a long time with no interest, and
being an experienced landlord already, the current owner purchased
the pub with a view to converting it into a dwelling. The applicant
considers this to be a positive move for the building and its
preservation going forward”.

7.6

It is noted that there are two other pubs very close by on the High
Street (within 500m). The Duchess Freehouse and Restaurant…is
located at 9 High Street, and the Crown and Pipes at 14 High Street.
Whilst there is a loss of public amenity in closing the pub down, it is
considered that this will provide a stronger client base for the two
remaining pubs and will enhance their chances of trading
successfully.

7.7

The applicant has provided further information:
Initial Marketing details (Everard Cole) for the freehold sale
with vacant possession at £360,000 plus VAT and two notifications of
price reduction to £330,000 on 19/2/18 and £315,000 on 22/3/18.
The King William “for sale” was first discovered by the
Applicant on the 27/11/17.
It was on the market prior to our discovery of it.
It was bought by the Applicant on the 29/10/18. Nearly one
year later.
Two listings on the net, still available now: Twitter and was
posted on 22 May 2018, and Realla posted over 1 year ago.
Also available at the time of marketing was: a listing on
Zoopla and a listing on Right Move.
It should also be noted that at any time, locals could have
formed a cooperative and sought to make the purchase.

7.8

On balance, considering the issues regarding the viability, and that
there is alternative provision within Fenstanton, it can be concluded
that the loss of the public house, whilst unfortunate, cannot be
resisted due to the evidence that reasonable steps have been taken
to effectively market the property. From the evidence submitted by
the applicant – they bought the property at least a year after it had
come on the market following two price reductions in February and
March 2018..
Principle of residential:

7.9

The conversion / change of use to residential is acceptable given that
the site is located within a sustainable location and within the built-up
area within easy access to the many services / facilities found within
the Key Service Centre of Fenstanton.

Impact on neighbour amenity:
7.10

The NPPF paragraph 127 (f) requires (amongst other matters) that
planning should always seek to secure a high standard of amenity for
existing and future users. Policy 14 of the Local Plan expects
development to only be permitted where appropriate standards of
privacy and amenity can be maintained.

7.11

It is considered that the change of use to residential will not be
harmful to neighbour amenity as this will be less intrusive than the
previous pub use (with the associated comings and goings of people
and vehicles) and that the residential use conforms
to the
predominantly residential use within this location.
Highways issues:

7.12

Paragraph 109 of the National Planning Policy Framework sets the
test that development should only be prevented or refused on
transport grounds where the residual cumulative impacts of the
development would be severe. The main issue is whether there would
be any severe adverse effects on highway safety and traffic flow
arising from the proposed development. In determining whether the
development would have severe residual cumulative impacts,
Cambridgeshire County Council (CCC) were consulted on the
planning application.

7.13

The current vehicular access to the parking at the rear is shared by
pedestrians. The change of use to a single dwellinghouse would
result in fewer vehicular movements than those associated with the
previous use as a public house, and as such would be preferable in
terms of highway safety.
Impact on heritage assets:

7.14

The 1990 Act gives local planning authorities a general duty to
preserve Listed Buildings and to preserve or enhance the character
and appearance of Conservation Areas (s.66 Planning (Listed
Buildings and Conservation Areas) Act 1990). The National Planning
Policy Framework 2018 states that Local planning authorities need to
take account of the desirability of sustaining and enhancing the
significance of heritage assets (Para 192). The NPPF 2018 states
that where a development proposal will 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
including securing its optimum viable use (Para 196).

7.15

Local plan policy 34 broadly continues this theme and makes it clear
that considerable weight should be given to the avoidance of harm to
the significance of heritage assets and their setting.

7.16

The King William IV is described in the listing as one building dating
from the 17th century, formerly an Inn and an 18th century cottage,
with various surviving 17th and 18th century features also described.
The two storey cottage is of soft red brick with a rear wall part timber
framed, and 17th century features, and the Inn is of a colour washed
brick casing to a timber frame. A modern single storey extension is
noted to the left hand gable (south-east). Internally the distinction

between the red brick cottage at the north-west end and the
remainder of the present building is clear in the contrasts of design
and materials within the structure. Throughout, historic plaster walls
and ceilings survive in the first floor rooms and the timber frame
structure is exposed in the ground floor rooms. The large red brick
chimney breast survives in what is currently the public bar and
historic windows survive throughout the building. The hexagonal
shaped extension at the south-east end of the building is built of brick
with exposed brick to the interior. The building has been altered by
the addition of adjoining single storey extensions at the rear which
combine to form a triangular extension and contain modern toilets,
the commercial kitchen and cellar (which has walls of painted modern
brick in stretcher bond), and incorporate various rooflights, vents, a
metal fire escape staircase, and a large flue on the roof. From their
design and materials, these extensions appear to be modern
additions and relate to the commercial use of the building as a public
house. Records at Huntingdonshire DC show that these extensions
were in existence prior to 1991, when consent was granted for the
addition of the existing Dining Room/Trade Room shown on the
submitted drawings.
7.17

The significance of the building comes from its historic and evidential
values, as well as its aesthetic value, mainly from its historic form,
materials, features and location, as well as its historic use as a public
house. The building, including (but not limited to) its historic use,
contributes to the social history of the village.

7.18

The Fenstanton Conservation Area Character Statement describes
the area containing the King William IV public house as one of four
distinct elements of the Conservation Area, and containing the Clock
Tower, on the junction of High Street with Hilton Road, No 1 Hilton
Road, a pond and a small village green. It describes the combination
of pond, Clock Tower and village pub as producing a harmonious
setting at this point in the Conservation Area.

7.19

The King William IV building stands within the setting of Number 1
Hilton Road (listed as ‘Hollydene, 1 Hilton Road’) which is a Grade II
Listed Building directly to the south-west (rear) of the King William IV
building. Number 1 is described in the listing as dating from the early
19th century, a double fronted house of yellow gault brick with a low
pitched hipped slate roof, sash windows in cambered arches, porch
and panelled door.

7.20

The applicant proposes to change the use of the building from a
public house to a dwelling. The alterations proposed are mostly the
superficial removal of fittings including the bar counter and shelving
behind, commercial cellar and kitchen fittings,and customer toilets
(Design and Access Statement Section 6.0).

7.21

The applicant also proposes the removal of two external signs, one
on the front elevation and the other on the north-west gable. The
existing signs carry the name of the public house and relate to the
current use of the building. They are modern signs of a simple design.
Also proposed is the removal of two internal partition walls within the
Ladies toilets. These internal walls divide the cubicles of the toilets
and are modern additions.

7.22

On the basis of the above it can be concluded that the superficial
internal alterations are acceptable to enable the continued use of a
heritage asset.
Planning Balance/Conclusion

7.23

The 1990 Act gives local planning authorities a general duty to
preserve Listed Buildings and to preserve or enhance the character
and appearance of Conservation Areas (s.66 Planning (Listed
Buildings and Conservation Areas) Act 1990). The National Planning
Policy Framework 2019 states that Local planning authorities need to
take account of the desirability of sustaining and enhancing the
significance of heritage assets (Para 192). The NPPF 2019 states
that where a development proposal will 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
including securing its optimum viable use (Para 196).

7.24

A limited amount of alteration is proposed to the building which will
remove only modern additions. For that reason these proposed
alterations are not considered harmful to the significance of the Listed
Building.

7.25

The proposal is not considered to have a harmful impact on the
setting of 1 Hilton Road, Fenstanton as the existing relationship
between the two buildings will remain unchanged.

7.26

The change of use from a public house to a residence as proposed
does not require external alterations to the building except the
removal of the modern pub signage and the name King William IV
from the front and side elevations, - the removal of these signs, due
to their modern appearance, is acceptable, however the actual
change of use of the public house to a dwellinghouse will have a
negative impact on the social history of the village (loss of a historic
public house which contributes to the social history of the village). For
the above reason the proposed change of use is considered harmful
to the character of the Listed Building and it is also considered
harmful to the character of the Conservation Area. However, that
harm is considered to be less than substantial. The applicant has
submitted details of the difficulties in continuing the public house as a
viable commercial concern.

7.27

The NPPF requires that, in determining applications, the desirability
of sustaining and enhancing the significance of heritage assets and
putting them to viable uses consistent with their conservation should
be taken into account (Para 192). The proposal to change this
building to a dwelling allows the continued use of the building which
may otherwise, as an empty commercial property, fall into disuse and
disrepair. The proposal does not require alteration or include the loss
of historic fabric or features. For those reasons it is considered that
the less than substantial harm of the proposal is outweighed by its
public benefit in securing the optimum viable use of the building.
7.28
Having regard to applicable national and local planning
policies, and having taken all relevant material considerations into
account, it is therefore recommended that planning permission should
be granted.
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If you would like a translation of this document, a large text version or an audio
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DevelopmentControl
Comments for Planning Application 19/00142/FUL

Planning Application comments have been made. A summary of the comments is provided below.
Comments were submitted at 10:24 AM on 22 Feb 2019 from Miss Annette Eggett.

Application Summary
Address:

King William IV 1 High Street Fenstanton PE28 9JF

Proposal:

Conversion of public house to dwelling

Case Officer: Dallas Owen
Click for further information

Customer Details
Name:

Miss Annette Eggett

Email:

clerk@fenstantonparishcouncil.org.uk

Address:

2B New Road, St Ives PE27 5BG

Comments Details
Commenter
Type:

Officer of the Council

Stance:

Customer objects to the Planning Application

Reasons for
comment:
Comments:

Fenstanton Parish Council object to the applications on
the basis that this public house is an important
community asset and should be retained as such. Policy
LP23 of the Draft Huntingdonshire Local Plan states
clearly :
Where permitted development rights do not apply to a
proposal which involves the loss of a local service or
community facility that proposal would only be supported
where :
1 an equivalent service or community facility will be
provided in a location with an equal or better level of
accessibility for the community it is intended to serve; or
2 it demonstrates that there is no reasonable prospect of
that service or facility being retained or restored because
either:
(a)there is insufficient community support for its
continuation; or
1

(b)reasonable steps have been taken to effectively
market the property for its current use without success
1, A proposal will not be supported where the proposed
loss is within a Key Service Centre or Local Service
Centre and it would undermine the settlement's role in
provision of services.
2, we believe that there is a reasonable prospect that the
pub can be retained. Greene King decided to sell the pub
and installed temporary management and the pub ran
down. Support from the community was shown at the
Parish Council meeting which took place on 12 February
and a community group is being formed to approach the
current owners in an attempt to purchase the property
and then to continue to run it as public house.
The Parish Council has applied to HDC to have the
property registered as an Asset of Community Value.
With this support the application would not comply with
2 (a) above.
3, Although the pub was marketed last year as a public
house as required by 2 (b) the fact that it was purchased
as a pub means that any marketing exercise should start
from now rather than last year.
For the above reasons we recommend that the
application be refused due to the loss of valued
community asset

2

Development Management Committee
Scale =1:1,250

Application Ref:19/00142/FUL and 19/00143/LBC

Date Created: 25/06/2019

Location:Fenstanton
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