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 APPLICATION NO PA/2021/240 

APPLICANT Mr Paul Chapman 
 
DEVELOPMENT Planning permission for a change of use of the Duke William 

motel to a single dwelling, including demolition of part of the 
restaurant. 

LOCATION The Duke William Hotel, 27 Church Street, Haxey, DN9 2HY 

PARISH Haxey 

WARD Axholme South 

CASE OFFICER Emmanuel Hiamey 

SUMMARY 
RECOMMENDATION 

Grant permission subject to conditions 

REASONS FOR 
REFERENCE TO 
COMMITTEE 

Member ‘call in’ (Cllr David Rose – significant public interest) and 
objection from the Haxey Parish Council. 

POLICIES 

National Planning Policy Framework: 

Paragraph 2 – Planning law requires that applications for planning permission be determined 
in accordance with the development plan unless material considerations indicate otherwise. 
The National Planning Policy Framework must be taken into account in preparing the 
development plan and is a material consideration in planning decisions. Planning policies and 
decisions must also reflect relevant international obligations and statutory requirements. 

Paragraph 11 – Plans and decisions should apply a presumption in favour of sustainable 
development. 

For plan-making, this means that: 

(a) plans should positively seek opportunities to meet the development needs of their area 
and be sufficiently flexible to adapt to rapid change. 

(b) strategic policies should, as a minimum, provide for objectively assessed needs for 
housing and other uses, as well as any needs that cannot be met within neighbouring 
areas, unless: 

(i) the application of policies in this Framework that protect areas or assets of 
particular importance provides a strong reason for restricting the overall scale, 
type, or distribution of development in the plan area; or 

(ii) any adverse impacts of doing so would significantly and demonstrably outweigh 
the benefits when assessed against the policies in this Framework taken as a 
whole. 
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For decision-taking this means: 

(c) approving development proposals that accord with an up-to-date development plan 
without delay; or 

(d) where there are no relevant development plan policies or the policies which are most 
important for determining the application are out-of-date, granting permission unless: 

(i) the application of policies in this Framework that protect areas or assets of 
particular importance provides a clear reason for refusing the development 
proposed; or 

(ii) any adverse impacts of doing so would significantly and demonstrably outweigh 
the benefits when assessed against the policies in this Framework taken as a 
whole.  

Paragraph 12 – The presumption in favour of sustainable development does not change the 
statutory status of the development plan as the starting point for decision making. Where a 
planning application conflicts with an up-to-date development plan (including any 
neighbourhood plans that form part of the development plan), permission should not usually 
be granted. Local planning authorities may take decisions that depart from an up-to-date 
development plan, but only if material considerations in a particular case indicate that the 
plan should not be followed. 

In situations where the presumption (at paragraph 11d) applies to applications involving the 
provision of housing, the adverse impact of allowing development that conflicts with the 
neighbourhood plan is likely to outweigh the benefits significantly and demonstrably, provided 
all the following apply: 

(a) the neighbourhood plan became part of the development plan two years or less before 
the date on which the decision is made 

(b) the neighbourhood plan contains policies and allocations to meet its identified housing 
requirement. 

(c) the local planning authority has at least a three-year supply of deliverable housing 
sites (against its five-year housing supply requirement, including the appropriate buffer 
as set out in paragraph 73), and 

(d) the local planning authority’s housing delivery was at least 45% of that required over 
the previous three years. 

Under chapter 8 (Promoting healthy and safe communities), paragraph 92 – To provide the 
social, recreational, and cultural facilities and services the community needs, planning 
policies and decisions should: 

(a) plan positively for the provision and use of shared spaces, community facilities (such 
as local shops, meeting places, sports venues, open space, cultural buildings, public 
houses and places of worship) and other local services to enhance the sustainability 
of communities and residential environments; 

(b) consider and support the delivery of local strategies to improve health, social and 
cultural well-being for all sections of the community; 
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(c) 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; 

(d) ensure that established shops, facilities, and services can develop and modernise, 
and are retained for the benefit of the community; and 

(e) ensure an integrated approach to considering the location of housing, economic uses 
and community facilities and services. 

North Lincolnshire Local Plan: 

C2 – Community Facilities in Minimum Growth Settlements and Rural Hamlets and Villages 
in the Open Countryside 

DS1 – General Requirements 

DS14 – Foul Sewage and Surface Water Drainage 

DS16 – Flood Risk 

T2 – Access to Development 

T19 – Car Parking Provision and Standards 

LC14 – Area of Special Historic Landscape Interest 

North Lincolnshire Core Strategy: 

CS1 – Spatial Strategy for North Lincolnshire 

CS2 – Delivering More Sustainable Development 

CS3 – Development Limits 

CS5 – Delivering Quality Design in North Lincolnshire 

CS6 – Historic Environment 

CS19 – Flood Risk 

CS22 – Community Facilities and Services 

CONSULTATIONS 

Highways: Advise an informative to be applied to any permission granted. 

Drainage (Lead Local Flood Authority): No objections or comments.  

CPRE (North Lincolnshire): Does not object to the application but has raised concerns 
regarding the lack of details on outdoor amenity space as part of the application. They have 
commented that the applicant has drawn the red line tight around the building on the site, in 
comparison to the other land (outlined blue) within the applicant’s ownership. The council 
should clarify whether any garden/amenity space is to be included and what is the boundary 
treatment. Due to the lack of information presented regarding car parking, CPRENL can 
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understand why other commentators have assumed that the proposal is approved, a further 
application would be submitted to develop housing on the rest of the land in the ownership of 
the applicant. 

Conservation: No objection. 

PARISH COUNCIL 

Objects, raising the following issues: 

(a) Concerns seemingly about the outbuildings to the immediate rear, the overriding 
concern being the very future of the existing bedroom chalets and car park if such 
conversion takes place. 

(b) Concern that permission to convert the main pub building would give the applicant 
what could become a rather unassailable toehold, perhaps particularly so were 
dilapidation to take place, in terms of a subsequent application to develop the rear and 
side land and thus gain an indirect route, that which has so far been totally and utterly 
dismissed. 

(c) There is an overwhelming majority to retain the Duke ‘pub’, expressed at the public 
meeting held in February 2018, which remains convincing evidence of the massive 
desire to reject this further application. 

(d) Query the application refers to ‘motel’, but for around 300 years the Duke has been an 
important village community ‘pub’. 

(e) Concern the ownership certificate in the application form appears to be incorrect (the 
applicant owns only 50% of the issued share capital) and therefore it seems likely that 
this application is not valid. 

(f) Concern that the application form refers to four existing parking spaces, but there 
appear to be no such spaces within the area designated by red edging on the plan 
submitted. 

(g) In paragraph 8 of his Design and Access Statement, the applicant claims that ‘the pub 
has been financially unviable for 10+ years’ and states that accounts to support such 
claim have been submitted. No such accounts have been made available for public 
inspection. The parish council takes the view that if financial documents are relied 
upon in support of this application, then all relevant accounts should be made available 
for public scrutiny. 

(h) The applicant has not produced irrefutable evidence that the facilities of the Duke are 
no longer economically viable, and this application thus fails to satisfy such 
requirements as laid down in policy C2 of the local plan. 

(i) The Design and Access Statement refers to the ‘Kings further along Church Street. 
That is a major error that casts doubt on the veracity of such a statement as a whole. 

(j) Concern regarding the chalet rooms to the rear (north) of the main pub building was 
the pub to become a private residence. Were those rooms to be allowed to fall into 
disrepair such could become the foundation for a further application for planning 
permission made overall to mirror the earlier two unanimously refused applications. 
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(k) The fact that the main pub building, and restaurant have been boarded-up and allowed 
by the applicant and/or Duke William (Haxey) Limited to fall into disrepair to create a 
blight on the street scene is certainly not a reason to support this application. 

(l) Concern that NLC planners do not appear to have attributed either sufficient weight or 
appropriate importance to the pub and restaurant building be designated an Asset of 
Community Value (ACV). 

(m) The ‘Sales Particular Cover Letter’ (RTA Business Sales dated 7 December 2009) 
appearing on the NLC portal is meaningless. It provides no evidence whatsoever that 
the Duke was marketed as such. 

(n) Duke William occupies a fundamentally vital position in the historic tradition of Haxey 
life and community wellbeing, including the Haxey Hood. Just because the applicant 
has proved unable to manage the business in an attractive profitable manner there is 
no reason to allow the asset to be lost – to do so would be a condemnation of this 
generation and its representatives. 

(o) Conversion of the main pub building to a private house would not constitute or provide 
affordable housing and would make no contribution to the overall housing supply in 
North Lincolnshire. 

(p) Concerns about parking: the application is unclear as to where the siting and access 
would be. The site plan makes no indication at all. 

(q) The Duke provides important amenities for visitors; any loss of even part of its facilities 
would adversely impact attracting visitors to Haxey and the immediate area and make 
the business less viable. 

PUBLICITY 

A site notice has been posted and a total of 246 responses have been received. These 
include multiple comments from the same household. All issues raised have been 
considered. The comments raise the following material issues: 

Objection 

(a) There is no evidence that the business is economically unviable other than information 
provided by the current owners. 

(b) There has been no exploration of the continuance of the business if managed by 
another investor/owner. 

(c) No evidence can be found that demonstrates the property was marketed for sale on 
the open market and at a realistic price. 

(d) There is no ‘like-for-like’ accessible replacement facility in the village. 

(e) The bed spaces are required to support the local economy and are still regularly used 
by visitors or contractors coming to the area. 

(f) There is a demand by locals for a facility such as this that can accommodate large 
events both in and outside the building as it previously held. 
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(g) The building is an Asset of Community Value and should be protected and maintained 
as a community building as referred to in paragraph 92 of the National Planning Policy 
Framework. 

(h) The planning inspector, responding to the appeal on planning application PA/2018/814 
concerning this site, referred to the cultural and heritage profile of the building, 
particularly about the    Haxey Hood event and the volume of passionate community 
support for the retention of the pub. 

(i) The demolition of the restaurant part of the building would negatively impact the street 
scene and  character of Church Street, particularly its impact on the historic feel to the 
western end of Church    Street. 

(j) There are no facilities similar to Duke William locally for functions and events. Similar 
applications have previously been rejected by North Lincolnshire Council and Bristol. 
It is felt that the business has been purposely run down to develop the site and that, 
in the right hands, the business could be profitable. There is doubt that the business 
has ever been advertised for sale or leasehold. It would be a great shame to lose a 
historical building from within the village as it has connections to the Haxey Hood. 

(k) ‘The Duke’ was always a most popular pub. With its central position and size, it could 
be informally seen as a central ‘hub’ and the foremost mutual meeting place for local 
community leisure and social activities. Space and facilities are unmatched in the 
village and the suggestion that ‘The Loco’ could be an equivalent amenity is no good 
reason. Space is considerably smaller, there is a lack of car parking space, minimal 
dining area and fewer beds for accommodating visitors. Similarly, ‘The Kings Arms’ 
does not offer the opportunity of space and facilities that can be found at ‘The Duke.’ 

(l) The motel-type accommodation at the rear is surely another asset to the village. It was 
believed some time ago that this, along with the dining room, was flourishing. 
Therefore, the apparent lack of attention and minimal improvement to the premises is 
difficult to understand. If ‘The Duke’ were put up for sale, then every attempt would 
have been made by the owners to demonstrate that it is a realistic rate for such a 
public house – flourishing or failing. If it had been on the market for a realistic figure, it 
would have sold. Further to that (and it is still debated), there appears to have been 
no notification of this intended sale. It now appears that local people were also 
unaware of the intended sale. 

(m) Evidence of trade going to adjacent neighbouring public houses establishes that there 
was a demand for such a public house and does not prove that people were staying 
at home with cheaper takeaway drinks etc., a reason frequently stated for ‘the Duke's 
lack of patrons. Taking the other pubs as a model, surely ‘Duke William’, with the right 
input, minimal investment, fresh enthusiasm and appropriate contact with local people, 
could be returned to a healthy and worthy public house with a more sustainable income 
– one important in a village the size of Haxey. 

Support 

(a) Policy CS22 of the Core Strategy states that the loss of community facilities or land 
allocated for such purposes will be resisted, unless there is no longer a need for the 
land or building in any form of community use, or there is an acceptable alternative 
means of meeting such need. 
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(b) Policy C2 of the North Lincolnshire Local Plan requires the need to demonstrate that: 
(i) facilities are no longer economically viable; and that (ii) all options for their 
continuance have been fully explored; and/or (iii) an accessible replacement facility 
exists elsewhere in the local centre. This application meets this criterion as follows. 

(c) The Duke William has been financially unviable for over 10 years and the bar and 
restaurant has been closed since November 2019. An account statement has been 
submitted alongside this application which demonstrates a huge decline in turnover 
over the last 10 years. The deficit has been accumulated through a steady decline 
instead of a sudden drop in sales, and any attempt to relaunch the business would 
therefore be demonstrably likely to be unsuccessful. This accounts statement has 
been accepted by NLC as valid for the previous two applications from the applicant. 

(d) The applicant has invested heavily in the business over the years with the addition of 
extra motel rooms. He has also provided live entertainment, quiz nights, karaoke 
nights and open mike nights in attempts to attract customers. These attempts all failed 
due to a lack of interest and support. 

(e) The loss of a community facility would be easily set off by the existing alternative, The 
Loco. This adjacent public house is located just a few metres away in Church Street 
and offers identical facilities to the Duke William Motel with a large public bar area, a 
bespoke restaurant and rooms available for overnight stays. The Kings Arms public 
house is nearby on Low Street and is also available as a community 
facility, notwithstanding the current restrictions due to the COVID-19 lockdown. The 
Kings Arms has been closed several times in recent years due to lack of support and 
customers which would indicate that there is insufficient demand for three similar 
facilities in Haxey.  

(f) The property is already accepted as residential use on the first floor; therefore, the 
change of use only applies to the motel and the reception area on the ground floor to 
enable the whole property to become a fully residential use. Therefore, the closure of 
the Duke William Motel as described would not cause any significant harm to the local 
community or the local economy. 

(g) The Duke William Motel closed in November 2019 due to a lack of custom and support 
from the local community because of the lack of demand for the motel rooms. 
Comments stating that it was a valued community asset are unfounded and this is 
clearly illustrated by the accounts statement. 

(h) The previous application for housing to the rear of the motel was refused for one 
specific reason which was the impact the proposal would have on the historic 
landscape. This application, therefore, addresses that issue completely since it is a 
change of use to an existing building. The proposed refurbishment of a derelict and 
boarded up old building will enhance the street scene and be more in keeping with the 
historic core of Haxey. 

(i) It should also be recognised that there is a national shortage of housing and North 
Lincolnshire Council cannot meet the five-year housing supply requirements. New 
housing should therefore be encouraged. 

(j) The Duke William has not been run as a functioning pub for more than two years. It is 
not needed as a pub in the village as there are already pubs offering the same facilities, 
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one the next door. Rather than having the pub boarded up and looking unsightly any 
longer, the renovation would vastly improve the appearance of the High Street. 

(k) The pub trade was in rapid decline before Covid, and the situation has changed 
dramatically since people have had no choice but to stay at home. The conversion into 
a residential property would tidy Church Street up, which currently looks very shabby. 
Haxey parish is not big enough to sustain three pubs, let alone four: it's time to let one 
go and, hopefully, the other three will survive. 

ASSESSMENT 

The Duke William is a two-storey building with an extension adjoined to the east. It is located 
within the development boundary of Haxey which is identified by the Housing and 
Employment Land Allocations DPD 2016. 

Planning permission is sought for the change of use of the Duke William Motel to a dwelling, 
including the demolition of the restaurant extension adjoined to the east.  

The Duke William fronts Church Street to the south. It is bounded by a listed building (23 and 
25 Church Street) to the west and has private vehicular access to the east. The rear of the 
plot is the extended motel rooms. The Duke William is not a listed building and the site is not 
within a conservation area. 

By way of background, there have been several planning applications on the site. These 
include: 

PA/2020/1354: Planning permission to erect six two-storey detached dwellings and change 
the use of the main building of the Duke William Motel to residential use 
(and demolish an existing side extension to the Duke William and rear 
chalets) – refused by the planning committee and an appeal dismissed 
28/01/2021. 

PA/2018/814: Planning permission to erect seven two-bedroomed detached bungalows 
and a two-storey detached dwelling adjacent to the Duke William and 
change the use of the main building of the Duke William to residential use 
(including demolition of an existing side extension to the Duke William and 
rear chalets) – refused by the planning committee and an appeal dismissed 
25/10/2019. 

The key reasons for the refusal of both applications are: 

1. The proposal, by virtue of its siting and intensification of built form, would introduce an 
unacceptable character impact through the visual intrusion of an extension of the 
residential environment into the historic landscape. The development would therefore 
have an adverse impact on the character and appearance of the Isle of Axholme Area 
of Special Historic Landscape and its national significance. 

The proposal is therefore considered to be contrary to paragraph 170 of the National 
Planning Policy Framework and policy LC14 of the North Lincolnshire Local Plan. 

2. The proposal would fail to preserve the character and appearance of the historic core 
of the settlement. The bungalows would create a modernising effect that will detract 
from the rear setting of 25 Church Street, the grade II listed building, the new 
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development being seen from the rear of the property. This is contrary to policy HE5 
and section 66 of the 1990 listed building Act, as well as policy CS6 of the North 
Lincolnshire Core Strategy. 

3. The proposal would represent an over-development of the site resulting in an overly 
dense development that would not be in keeping with the local vernacular. The dense 
built form would also have an impact upon the residential amenity of future and existing 
residents. The proposal is therefore contrary to policies DS1 of the North Lincolnshire 
Local Plan and CS5 of the North Lincolnshire Core Strategy. 

4. The proposal would introduce three residential dwellings beyond the development 
limits and into the open countryside which would have a detrimental effect upon the 
character of the area. The proposal is contrary to policies CS3 of the North Lincolnshire 
Core Strategy and RD2 of the North Lincolnshire Local Plan. 

It is worth noting that this application is not a revision of either of the refused application as it 
is limited to the change of use of the Duke William Motel and the demolition of the restaurant 
extension adjoined to the east only. For the avoidance of doubt, it does not include the 
erection of dwellings. Accordingly, it would not introduce an unacceptable character impact 
through the visual intrusion of an extension of the residential environment into the historic 
landscape and would not harm the character and appearance of the historic core of the 
settlement. It would not represent an over-development of the site resulting in an overly dense 
development as it would not introduce residential dwellings beyond the development limits. 

As indicated earlier, this proposal involves a change of the Duke William Motel to fully 
residential use as a dwelling with the demolishing of the restaurant extension adjoined to the 
east.  

A site plan, floor plans and elevations have been submitted alongside this application. The 
proposal would contain five bedrooms on the first floor and a lounge, kitchen, dining, TV room 
and drawing room on the ground floor. 

The applicant has submitted an access and design statement and financial statements for 
2009–2019. The latter cannot be made public under The Data Protection Act 2018; however, 
they set out the agent hired to advertise the property for sale and the reasons for applying for 
the change of use as summarised below: 

(i) the facilities are no longer economically viable,  

(ii) all options for their continuance have been fully explored; and/or  

(iii) an accessible replacement facility exists elsewhere in the local centre.  

Duke William has been financially unviable for over ten years and the bar and restaurant has 
been closed since November 2019. (An account statement has been submitted alongside 
this application.) 

The deficit has been accumulated through a steady decline rather than a sudden drop in 
sales, and any attempt to relaunch the business would therefore be demonstrably likely to be 
unsuccessful. 

The loss of a community facility would easily be set off by the existing alternative, The Loco. 
This adjacent public house is located only a few metres away in Church Street.  
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‘The Kings’ further along Church Street is available as a local community facility as a public 
house, notwithstanding current restrictions due to the COVID-19 lockdown.  

Duke William is already accepted as a residential use on the first floor and, therefore, the 
change of use only applies to the motel and reception area on the ground floor to enable the 
whole property to become a fully residential use. 

Therefore, the closure of the Duke William Motel as described would not cause any significant 
harm to the local community or the local economy. 

Main issues 

The main issues to be considered in the determination of this application are: 

 the principle of the development; 

 the change of use from a public house to a dwelling;  

 impact on the residential amenities of neighbouring occupiers; 

 impact on the adjacent listed building; 

 whether the demolition is appropriate; and 

 highway and parking issues. 

Principle of the development 

This proposal would lead to the loss of a public house in the village but would leave the village 
with other pubs such as The Loco (adjacent) and ‘The Kings’ (further along Church Street). 
This is considered to represent a loss of a local facility, but the addition of a new dwelling to 
the local housing stock. 

A key determination in the principle of development is balancing the impact of harm against 
the associated benefits, as per paragraph 11(d) of the NPPF.  

Policy CS1 of the Core Strategy sets out a spatial strategy for North Lincolnshire, which, 
amongst other matters, provides that rural settlements will be supported as thriving 
sustainable communities, with a strong focus on retaining and enhancing local services to 
meet local needs and that any development that takes place should be in keeping with the 
character and nature of the settlement. 

Policy CS2 (Delivering More Sustainable Development) of the Core Strategy states that 
development should be focused on small-scale developments within the defined 
development limits of rural settlements. It supports development that contributes to achieving 
sustainable economic development to support a competitive business and industrial sector. 

Policy CS3 (Development Limits) is a key tool in ensuring that future development occurs in 
sustainable locations. They also ensure that the countryside is protected from inappropriate 
development and no uncontrolled expansion of settlements will take place. The application 
site is located within the development boundary of Haxey, where development is supported 
by Policy CS3. 
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Policy CS22 (Community Facilities and Services) of the Core Strategy further indicates that 
unless there is no longer a need for the land or building in any form of community use, or 
there is an acceptable alternative means of meeting such need, development resulting in 
their loss will be resisted. 

Policy C2 (Community Facilities in Minimum Growth Settlements and Rural Hamlets and 
Villages in the Open Countryside). This policy supports the retention of community facilities 
in rural local centres as essential in maintaining the long-term vitality and viability of these 
areas. Proposals for change of use of vacant premises to non-community uses located in 
rural local centres will only be permitted where it can be demonstrated that these facilities are 
not economically viable and that all options for their continuance have been fully explored, 
and/or an accessible replacement facility exists elsewhere in the local centre. 

Paragraph 92, Part C of the NPPF requires planning policies and decisions to ‘guard against 
the unnecessary loss of valued facilities and services, particularly where this would reduce 
the community's ability to meets its day-to-day needs.’  

The requirement in the NPPF is mirrored in local plan policy C2 (Community Facilities in 
Minimum Growth Settlements and Rural Hamlets and Villages in the Open Countryside) and 
Policy CS22 (Community Facilities and Services) of the Core Strategy as outlined above. 

In considering whether it can be demonstrated that these facilities are not economically viable 
financial statements submitted with the application demonstrate that the Duke William motel 
has been unviable for a period of time. Regarding marketing of the motel, all things 
considered, the council believes that the letter from the RTA Business Sales Specialist, dated 
7 December 2009, is acceptable certification of marketing of the business and deemed 
adequate for the processing of the application. 

The marketing of the business is an attempt to secure suitable alternative business or local 
community re-use of the Duke William Motel by the public. Unfortunately, there is no evidence 
of a buyer or an offer made for the business from the public who could operate the business 
successfully. 

In terms of whether an accessible replacement facility exists elsewhere in the local centre 
there are other public houses within Haxey and another in the wider ward in Westwoodside. 
The Duke William Motel has been closed since 10 November 2019 due to lack of use and 
continued losses. The Loco public house is located 10 metres from the Duke William Motel 
and offers an accessible alternative facility. 

During a site inspection, it was observed that the main pub building, and restaurant is in 
disrepair and look unsightly in the street. The pub would require considerable investment and 
if not refurbished early and brought into use, it would deteriorate further to a point where it 
would not be economically viable to refurbish.  

In this case, on balance, the benefit of the refurbishment and the change of use to a dwelling 
outweigh the benefit of operating an unviable business and the risk of further deterioration of 
the business because of no evidence of taker who will run the business as a motel. 

Several residents have objected to this proposal raising concerns about the way the pub has 
been marketed; others have raised doubt over its marketing and indicated that the viability 
explanation lacks robustness because a change of use of the Duke William Motel would result 
in the loss of one of the community facilities among other concerns which are not relevant for 
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consideration in this application. The parish council has also raised concerns about the loss 
of the public facility, its marketing and its viability. 

The council acknowledges that the Motel has had issues to contend with, which have made 
it unviable to continue operating as a public house. From the objections, it appears that the 
community is not happy with the way the public house has been run, contrary to the views of 
the management of the public house, but this is not within the remit of the council to decide. 

It is also worth noting that for a variety of reasons, the community have a special attachment 
to the pub, which is at the centre of the objections. While this is reasonable, it does not solve 
the issue of the viability of the business and taker of the business. 

Overall, considering the key determinants of the development, on balance, the impact of harm 
to the against the associated benefits, as per paragraph 11(d) of the NPPF, Policies CS1, 
CS2, CS3 and CS22 of the Core Strategy and Policy C2 of the local plan, it is judged that the 
proposed change of use to a dwelling is practical and the benefit outweighs the current 
unviable business and the deterioration of the building and should be supported. 

The principle of the development is therefore acceptable as there is evidence the Duke 
William Motel is not a viable business and no prospective buyer has come forward following 
the marketing of the business. There is no longer a need for the Duke William Motel in any 
form of community use, and whilst the proposed loss of the public house is regrettable, it can 
be seen from the above that the village would still be served by other public houses. 

Change of use to a dwelling. 

There is no specific policy in the Local Development Plan for determining developments for 
a change of use of a building to a dwelling within a development boundary.  

The Government’s policies for meeting new housing needs are based on the principles of 
focusing new development on existing towns and villages, making the best use of existing 
housing and land which has already been developed. This approach is reflected in the overall 
strategy of the local plan, in the housing chapter and Policy DS1: General Requirements, 
which requires a high standard of design in all developments in both built-up areas and the 
countryside and proposals for poorly designed development will be refused. 

In this case, it is judged that proposals for the change of use of a building for residential use 
will be acceptable if the building is capable of conversion. It has been demonstrated that 
residential use is one way to retain a building in viable continued use and secure the retention 
or improvement of the building, and the development will not create a need for new buildings 
to house the activities displaced by the change of the use of the building (i.e., motel). 

In terms of design, the change of use would retain and respects the original character of the 
building and is in keeping with its surroundings. 

There is no evidence to indicate that the building is not structurally sound, and it is therefore 
concluded that the proposed conversion to residential use is consistent with this policy. The 
proposed change of use, therefore, complies with the relevant development plan policies for 
housing. 

Regarding the NPPF objective of boosting the supply of housing through plan-making and 
the maintenance of a five-year supply of housing land, in the text of the NPPF (45), as part 
of the approach, plans and decisions should support efforts to identify and bring back into 
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residential use empty homes and other buildings. The proposed residential use is therefore 
consistent with the NPPF's housing policies. 

Impact on the adjacent listed building 

As indicated earlier, the site is not within a conservation area; however, it is adjacent to a 
listed building (23 and 25 Church Street) to the west. 

Policy HE5 (Development affecting Listed Buildings) seeks to secure the preservation, 
restoration and continued use of buildings of special architectural or historic interest. When 
applications for planning permission relating to a listed building or listed building consent are 
being assessed, the primary consideration will be the need to preserve or enhance the fabric 
and character of the building. Permission or consent will not be granted unless it has been 
demonstrated that the proposed works would secure this objective. The conservation officer 
has no objection to the proposals and therefore it is judged that the change of use of the 
Duke William Motel to a dwelling, including the demolition of the restaurant extension 
adjoined to the east, would not harm the setting of the listed building. 

Impact on the residential amenities of neighbouring occupiers 

Policy DS1: General Requirements requires a high standard of design in all developments in 
both built-up areas and the countryside and proposals for poorly designed development will 
be refused. It indicates that no unacceptable loss of amenity to neighbouring land uses should 
result in terms of noise, smell, fumes, dust, or other nuisance, or through the effects of 
overlooking or overshadowing an amenity open space in the area should be retained, 
wherever possible. It also requires that no pollution of water, air or land should result which 
poses a danger or creates detrimental environmental conditions. 

The change of use of the property would not result in any external changes – only the layout 
inside the property would need to be redesigned to meet the needs of future occupiers. The 
cellar of Duke William is to be backfilled with hardcore and concrete as this is not suitable for 
any residential purposes.  

It is considered that residential use would be acceptable in this location given that the public 
house is situated in an established residential area. The loss of the public house may have a 
positive effect on the amenity of residents who live closest to the property by removing a 
potential source of late-night noise and disturbance. It is not considered that residential use 
of the premises would have a detrimental impact upon the amenities of the surrounding area 
or the wider setting that would justify the refusal of this application on this ground. 

Overall, it is not considered that the proposed change of use would have any negative effect 
upon the amenity of adjacent residents. 

Demolition of part of a building 

Planning permission is required for the demolition of buildings of any size in a conservation 
area or affecting a listed building. Other than this, planning permission is not required for the 
demolition of small buildings. The demolition of the restaurant extension adjoined to the east 
does therefore not require permission. 
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Highway safety 

Policy T2 of the North Lincolnshire Local Plan states that all development should be served 
by satisfactory access. Policy T19 is concerned with parking provision as well as general 
highway safety. 

The development would utilise the existing access off Church Street which runs to the east 
of the site and there is ample space to the rear of the property for parking in line with the 
required standards. Whilst concerns have been raised regarding parking, this is just making 
use of what is already there and which would have been used by customers of the public 
house when it was still operating. Highways have not objected to the proposal but have 
advised an informative to be applied to any permission granted. 

To conclude, the proposed change of use is unlikely to lead to any substantial increase in 
vehicle movements using these spaces over and above that which could potentially be 
generated under its lawful use as a pub, and as such, it would not be reasonable to object to 
the proposal on this basis. 

Other matters 

A significant number of representations have been received, both in support and objecting to 
this proposal. Several of the concerns raised by the public and by the Haxey Parish Council 
are related.  

The majority of the issues are alleged and relate to the buildings and land outside the 
application site boundary. It is worth noting that the buildings and land at the rear of the site 
are in the ownership of the applicant and have significant planning history. Notwithstanding 
this, each application is assessed on merit, considering aspects of the planning history that 
are relevant to the application. 

The matter of the change of use of the Duke William Motel to a dwelling, as part of the 
previous applications, has not been rejected since the reasons for refusal of the previous 
applications do not refer to the change of use of the motel itself. 

Concerning the buildings and land at the rear, this proposal would not impact directly on these 
buildings or land and would not significantly change the current usage and therefore there is 
no issue. 

Other private issues have been raised that are not relevant planning matters for consideration 
in the assessment of this application. 

The concerns raised that are relevant to this application have been addressed in this report. 

Conclusion 

This application is accompanied by information in support of the proposal which seeks to 
demonstrate that the business is not viable and shows a trading loss, including the marketing 
of the property. Whilst information such as the publications in which the adverts appeared, 
along with web addresses for websites on which it was marketed and the dates from and to 
the advert appeared, has not been submitted, on balance, the council accepts the agreement 
with RTA Business Sales dated 7 December 2009 that it has been marketed. 
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From the financial statements submitted with the application, it is considered that the existing 
use of the Duke William Motel is no longer commercially viable. Furthermore, an acceptable 
level of means of retaining the public house has been explored by marketing it, but no interest 
has been shown by any prospective buyer and the business is therefore considered no longer 
commercially viable.  

Additionally, the application has demonstrated that the premises could be used to provide a 
dwelling and there are alternative community facilities and services to meet the community 
need. 

For the reasons set out above, it is accepted that reasonable attempts have been made to 
secure business re-use of this site and that there is a lack of demand for community use. In 
all other respects, the proposed change of use of the premises to a dwelling raises no 
substantive residential amenity, visual amenity or highway safety concerns. It is therefore 
considered to conform with the relevant policies of the North Lincolnshire Local Plan and the 
Core Strategy and the application is recommended for approval. 

RECOMMENDATION Grant permission subject to the following conditions: 

1. 
The development must be begun before the expiration of three years from the date of this 
permission. 
 
Reason  
To comply with section 91 of the Town and Country Planning Act 1990. 
 
2. 
The development hereby permitted shall be carried out in accordance with the following 
approved plans: Existing Plan Ref No. LIDW 001, Location Plan Ref No. LIDW 002, Proposed 
Plan Ref No. LIDW 003, Floor Plan 1467/11, Elevations 1467/10. 
 
Reason  
For the avoidance of doubt and in the interests of proper planning. 
 
Informative 1 
The development hereby granted planning permission requires works to be carried out within 
the limits of the adopted (public) highway. Therefore: 
 
- before ANY construction works take place within the limits of the highway you MUST 

contact the highway authority on telephone number 01724 297000 to arrange for the 
relevant permissions/licenses to be issued. 

 
- before ANY service (utility) connections take place within the limits of the highway you 

MUST contact the highway authority on telephone number 01724 297319 to arrange for the 
relevant permissions/licenses to be issued. 

 
Informative 2 
In determining this application, the council, as local planning authority, has taken account of 
the guidance in paragraph 38 of the National Planning Policy Framework in order to seek to 
secure sustainable development that improves the economic, social and environmental 
conditions of the area. 
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