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APPLICATION NO PA/2021/636 

APPLICANT Mr & Mrs M Jackson 
 
DEVELOPMENT Planning permission for change of use of shop to ancillary 

domestic accommodation (including basement from mixed 
domestic and commercial storage to ancillary domestic storage) 

LOCATION 24 High Street, Kirton in Lindsey, DN21 4LX 

PARISH Kirton in Lindsey 

WARD Ridge 

CASE OFFICER Emmanuel Hiamey 

SUMMARY 
RECOMMENDATION 

Grant permission subject to conditions 

 

REASONS FOR 
REFERENCE TO 
COMMITTEE 

Objection by Kirton in Lindsey Town Council 

POLICIES 

National Planning Policy Framework (NPPF): 

Chapter 6 Building a strong, competitive economy 

Chapter 7 Ensuring the vitality of town centres 

Chapter 16 Conserving and enhancing the historic environment 

North Lincolnshire Local Plan: 

Policy DS1: General Requirements 

Policy DS14: Foul Sewage and Surface Water Drainage 

Policy DS16: Flood Risk 

Policy T2: Access to Development 

Policy T19: Car Parking Provision and Standards 

Policy H6: Flats above Shops and the Use of Vacant Buildings for Housing 

Policy HE1: Conservation Areas 

Policy HE2: Development in Conservation Areas 
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North Lincolnshire Core Strategy: 

Policy CS1: Spatial Strategy for North Lincolnshire 

Policy CS2: Delivering More Sustainable Development 

Policy CS3: Development Limits 

Policy CS5: Delivering Quality Design in North Lincolnshire 

Policy CS6: Historic Environment 

Policy CS7: Overall Housing Provision 

Policy CS8: Spatial Distribution of Housing Sites 

Policy CS14: Retail Development 

Policy CS19: Flood Risk 

Housing and Employment Land Allocations DPD: 

Policy TC1-1 Development in North Lincolnshire’s Town Centres and District Centres  

CONSULTATIONS 

Highways: No comments or objections. 

Environmental Protection: No comments to make. 

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

Conservation: No objection. As there is no change to the external appearance of the 
building there is no detrimental impact on the character or appearance of the area. 

TOWN COUNCIL 

Objects to the application. The council notes that the owner has tried unsuccessfully to sell 
the shop/house for some time and is sympathetic and understanding about this situation.  
However, it continues to be increasingly concerned about the loss of the commercial centre 
of this historic market town. This is another commercial space within the town’s small 
marketplace that will be lost if turned into a residential space and another significant loss to 
the viability of Kirton in Lindsey.  The town council notes that changing commercial 
buildings into houses does nothing to help the regeneration of the marketplace and the 
viability of the active commercial spaces in the town which are thriving, and demand shows 
a need for this to increase rather than decline further. The existing business, which comes 
either from residents, those visiting and passing through or working within the town, is 
driven away as the shops and businesses turn into residential units which in turn requires 
residents to travel outside the town for resources and essentials. 

Prominent retail space in the commercial centre of Kirton in Lindsey is considered viable 
within the local development plan which has encouraged increased development of 
residential housing stock in line with government targets. As this retail space is turned into 
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increased residential space the viability of Kirton in Lindsey as a market town decreases 
and so Kirton in Lindsey Town Council cannot support this application on those grounds. 

Furthermore, because of the impact on character or appearance of an area and effect on 
the conservation area, local economy/jobs, sustainability, preservation of community life, 
impact on the community and other services, viability and cumulative impact, Kirton in 
Lindsey Town Council objects to this planning application. 

PUBLICITY 

Advertised by site and press notice. No comments have been received. 

ASSESSMENT 

The application site contains a three-storey, rendered, double-fronted terraced property 
which comprises a single room butcher’s shop to one half of the front elevation, the other 
side and remaining floors being the residential property known as 24 High Street. The 
‘butcher’s shop’ is within the same ownership as the rest of the building and, visually and 
physically, is a part of the same building. 

This application relates to the ‘butcher’s shop’ part of the property. The building fronts onto 
Market Place and is surrounded primarily by commercial properties on the ground floor with 
flats above. There are some ground floor residential properties near the site. 

There is a pedestrian passage known as ‘Red Lion Passage’ to the side of the building, 
which gives access to the rear and South Cliff Road to the southeast. 

The building is not listed but is located within the conservation area and the shopping 
centre of the town. 

Planning permission is sought to change the use of the butcher’s shop to domestic 
accommodation ancillary to the residential use of the remainder of the building. The 
applicant has indicated that the shop has been vacant since 2019 when trading ceased, 
and this room has remained vacant. It is intended to change the use of the shop to 
domestic. The cellar, which is accessed from this room, will also solely be used for 
domestic purposes. No works have been proposed to the exterior of the property. 

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

 the principle of the change of use from retail to domestic accommodation; 

 whether the proposed change of the shop would impact the character and setting 
of the conservation area; 

 the impact upon the residential amenities of neighbouring properties; and 

 impact on the highway. 

Principle of the change of use 

As indicated earlier, the site is a vacant shop within the town centre and the conservation 
area of Kirton in Lindsey. 
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Chapter 6 of the NPPF requires that planning policies and decisions should help create the 
conditions in which businesses can invest, expand and adapt. Significant weight should be 
placed on the need to support economic growth and productivity, considering both local 
business needs and wider development opportunities. The approach taken should allow 
each area to build on its strengths, counter any weaknesses and address the challenges of 
the future. Planning policies and decisions should enable the sustainable growth and 
expansion of all types of business in rural areas, and the retention and development of 
accessible local services and community facilities, such as local shops, meeting places, 
sports venues, open space, cultural buildings, public houses and places of worship. 

Chapter 7 of the NPPF requires that planning policies and decisions should support the role 
that town centres play at the heart of local communities, by taking a positive approach to 
their growth, management and adaptation. Planning policies should define a network and 
hierarchy of town centres and promote their long-term vitality and viability by allowing them 
to grow and diversify in a way that can respond to rapid changes in the retail and leisure 
industries, allows a suitable mix of uses (including housing) and reflects their distinctive 
characters, define the extent of town centres and primary shopping areas, and make clear 
the range of uses permitted in such locations, as part of a positive strategy for the future of 
each centre and retain and enhance existing markets and, where appropriate, re-introduce 
or create new ones. 

Policy H6 of the North Lincolnshire Local Plan indicates that the use of premises above 
shops for residential uses will be permitted if there is no conflict with existing land uses and 
that there is adequate access and car parking nearby. Elsewhere the council will seek to 
maximise the residential use of both vacant and under-used housing. The conversion of 
under-used commercial premises in town centres for housing will be permitted if there is no 
conflict with existing land uses, access, parking and environment. 

Policy CS14 of the Core Strategy states that the council will work to identify, protect and 
enhance the hierarchy of vital and viable town, district, and local centres in North 
Lincolnshire. For the district centres of Kirton in Lindsey and Winterton, to fulfil their role as 
key shopping and service centres, the district centres will be supported as locations for 
further retail, leisure, cultural and tourism development. Development will only be permitted 
that is required to meet the needs of the area sustainably served by the centre, is of a scale 
appropriate to the centre, and that will not adversely impact upon the vitality or viability of 
other nearby town and district centres. Within the district centres, any new development 
should respect their historic character. 

Policy TC1 of the Housing and Employment Land Allocations DPD is also relevant, which 
seeks to control the types of development within the district centres, including Kirton in 
Lindsey. The policy supports development if it is required to meet the needs of the area 
served by the centre in a sustainable way. Proposals will be considered having regard to 
the existing character and function of the shopping street and the resulting non-shopping 
uses.  

Regarding local centres/corner shops, to fulfil their role in providing vital day-to-day 
shopping facilities for local communities in both urban and rural areas, the retention and 
enhancement of local centres and corner shops will be supported. 

In supporting the vitality and viability of North Lincolnshire’s network of town centres, it will 
be important to ensure that: 
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 the existing retail character and function of centres are safeguarded; development that 
detracts from the vitality and viability of the area’s town centres will be resisted; 

 new town centre development complies with the sequential approach to site selection, 
which prioritises development in existing centres, then edge-of-centre sites, and only 
then out of centre sites that are accessible by a choice of means of transport; 

 the scale and type of development reflect the centre’s existing and proposed function 
and its capacity for new development; 

 the retail function of town centres is protected by way of restricting non-A1 uses, 
particularly within the defined town centres boundaries; 

 a balanced range of facilities and uses are encouraged within the district and local 
centres in keeping with their size and function to meet the everyday needs of the local 
population; local shops located within smaller settlements, in rural areas, will be 
protected where they are important to the day-to-day needs of people; 

 shopping facilities are accessible by a range of means including by car, walking, cycling 
and public transport; 

 new developments are of an appropriately high-quality design, particularly in the town 
centre. 

In brief, while the above NPPF and the North Lincolnshire development plan policies aim at 
supporting the vitality and viability of North Lincolnshire’s town centres, the policies do not 
presume against the change of use of a shop in a town centre as a balanced range of 
facilities and uses are encouraged within the district and local centres in keeping with their 
size and function to meet the everyday needs of the local population. 

In this case, the applicant has submitted a planning supporting statement and a brochure 
marketing the property that demonstrates that the shop has been offered for sale on the 
open market and that it is vacant for new ownership. The applicant has indicated in the 
supporting statement that the property has been marketed for over four years (2 February 
2018 to 17 September 2020) with Fine & Country (DDM) and with Brown & Co. The 
marketing has been for the dwelling with shop and has been unsuccessful. There is 
currently interest in purchasing the property but only on the condition that the shop can be 
converted to living accommodation. It would not be practical to sell or let the shop as a 
separate unit as it would likely result in adverse living conditions to the host dwelling. 

While the town council objects to the application, they note that the owner has tried 
unsuccessfully to sell the shop for some time and is sympathetic and understanding of this 
situation. 

It is the view of the planning authority that the property adds significant value to the 
character of the conservation area and it is important to keep the property in good repair, 
and, where possible, keeping it in use is the key to the preservation of the building. To 
prevent it being neglected, decay setting in and it becoming at risk of permanent loss, both 
in terms of the historic fabric and the character of the conservation area, on a balance of 
judgement the proposed change of use is supported. Accordingly, the principle of 
development is acceptable. 
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Impact on the character and setting of the conservation area 

Chapter 16 of the NPPF requires, when considering the impact of a proposed development 
on the significance of a designated heritage asset, great weight to be given to the asset’s 
conservation (and the more important the asset, the greater the weight should be). This is 
irrespective of whether any potential harm amounts to substantial harm, total loss or less 
than substantial harm to its significance. 

Policy HE2 of the local plan requires that all development proposals in, or which affect the 
setting of, conservation areas should preserve or enhance the character and appearance of 
the area and its setting. 

Policy CS6 of the Core Strategy states that the council will seek to protect, conserve and 
enhance North Lincolnshire’s historic environment, as well as the character and setting of 
areas of acknowledged importance including historic buildings, conservation areas, listed 
buildings (both statutory and locally listed), registered parks and gardens, scheduled 
ancient monuments and archaeological remains. All new development must respect and 
enhance the local character and distinctiveness of the area in which it would be situated, 
particularly in areas with high heritage value. 

In this case, while the shop is in the conservation area, it is not a listed building. 
Furthermore, the proposal does not involve any alteration to the exterior. Accordingly, it is 
judged that the proposal would not negatively impact the surrounding area or the wider 
character of the conservation area. The conservation officer has no objection because there 
is no detrimental impact on the character or appearance of the area. 

Therefore, it is considered that the proposal would preserve the character and setting of the 
building, its locality and the conservation area, meeting the requirements of the NPPF, 
policy HE2 of the local plan and policy CS6 of the Core Strategy. 

Impact upon the residential amenities of neighbouring properties 

Policy DS1 of the local plan 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. Policy CS5 of the Core Strategy is also concerned with visual amenities. In respect 
of this proposal, it is judged that there would not be an issue since it does not involve any 
external changes. 

Highways 

Policy T2 of the North Lincolnshire Local Plan is concerned and states that all development 
should be served by satisfactory access. Policy T19 is concerned with parking provision as 
well as general highway safety. This proposal will utilise existing public parking at the front 
of the property and Highways have no comments or objections to the application. 

Drainage 

The site is within SFRA Flood Zone 1 (Low flood risk area). There is existing drainage 
provision at the site and the Drainage Team has no objections or comments to the 
proposed development. Accordingly, the proposal meets drainage requirements. 
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Town council comments 

The town council’s main concerns are: 

 loss of the shop; 

 loss to the viability of the commercial centre of Kirton; 

 impact on the character and appearance of the area and effect on the wider 
conservation area; and 

 impact on the local economy/jobs, sustainability, preservation of community life. 

Concerns over the loss of the shop and impact on the character of the surrounding area 
and the wider conservation area have been addressed earlier in this report. 

With regard to impact on the local economy and viability of the commercial centre of Kirton, 
the shop is currently vacant and there has been no uptake of the property to run it as a 
shop or a commercial business. A balanced approach must therefore be taken to ensure 
that the building is maintained to protect it from deterioration. Future occupants of the 
building would potentially shop within the town centre plus a vacant building would not 
support the local economy and viability of the commercial centre of the Kirton. From above, 
on balance, the benefit of the proposed change of use change of use of the shop to 
ancillary domestic accommodation outweigh the present vacant shop. It is also worth noting 
that the use of the shop as accommodation can be reinstated back to a shop if required, 
without any harm. However, it would require approval from the planning authority. 

Conclusion 

It is considered that the proposed loss of this relatively small amount of retail space would 
not threaten the viability of the existing shop premises or adversely impact the commercial 
vitality or sustainability of the local economy and the viability of the commercial centre of the 
Kirton. Moreover, as no other changes are to take place, the proposal would preserve the 
appearance and setting of the existing building and its setting within the conservation area. 

In this case, the proposal is consistent with policies within the National Planning Policy 
Framework and the North Lincolnshire development plan. 

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: Dwg. Ref. No. 2021 034106 01, Dwg. Ref. No. 2021 034106 02 and Dwg. 
Ref. No. DRWD/PA/2021/636/01. 
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Reason  
For the avoidance of doubt and in the interests of proper planning. 
 
Informative 
In determining this application, the council, as local planning authority, has taken account of 
the guidance in paragraphs 186 and 187 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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