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	Proposal
	Conversion and extension of stables to form one detached dwelling (re-submission)
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	Mr Brian Webster

	
	

	Recommendation
	Refuse


1
Description of Site and Proposals

1.1
The application site lies within the grounds of The Old Rectory, a residential dwelling at the end of Church Lane, Burgh Castle and is located on the northern side of the property.  It comprises a stable block which is served by a separate vehicular access directly onto Church Road.  Measuring 8m x 11m x 5.5m high, the stable block is constructed of red brick with red clay pantiles and black stained timber work and accommodates 4 stables and a small tack room.
1.2
The site is bounded by St Peters and St Pauls Church to the south-east, with Church Farm Public House to the north and Burgh Castle Gariannonvm Roman Fort further to the south.  The site lies within Breydon Water Ramsar site and SSSI and is outside of the development boundary.
1.3
The proposal is for the extension and alteration of the building to provide a separate residential dwelling.  The works include a 2m extension, sun lounge and porch to the ground floor and an extension to create an upper floor to accommodate two en-suite bedrooms.  The ground floor extension would be in the form of a lean-to, whilst dormer windows would be inserted in the roof.
2
Site History

In April 1994 planning permission was refused for the construction of a large conservatory on the side elevation of The Old Rectory (BA/1994/0244/HISTAPP).


In August 2004 planning permission was granted for extensions and alterations to an existing outbuilding to create a 4 roomed stable block with tack room ((BA/2004/0821/HISTAPP).
In February 2009 planning permission was refused for the extension and alteration of the stable building to form one detached dwelling (BA/2008/0375/FUL).
The entire site is the subject of an area Tree Preservation Order (BA/2009/00032/TREE).

3
Consultation

Broads Society – Response awaited.

Burgh Castle Parish Council – Objection  on grounds of there should be no further development in the village.
District Councillor – Response awaited.


Norfolk County Council as Highways Authority – No objection subject to condition requiring prior laying out of parking etc area; proposal has potential to reduce traffic associated with site.
4
Policies

4.1
National Planning Policy

PPS7 Sustainable Development in Rural Areas
http://www.communities.gov.uk/planningandbuilding/planning/planningpolicyguidance/planningpolicystatements/planningpolicystatements/
4.2
Broads Core Strategy adopted September 2007

CS24 Residential Development and the Local Community
In order to promote sustainable patterns of development and protect the rural nature of the Broads, new permanent open market residential development will only be acceptable within settlements, compatible with rural sustainability. 

Housing will only be permitted outside settlements where it is necessary, and subsequently retained, in connection with agricultural, forestry, tourism or leisure operations or to provide affordable housing where local need has been demonstrated in District Councils’ or local housing needs surveys. 

A contribution from housing development – both new and conversions, permanent and holiday (Second homes) - towards the provision of affordable housing will be sought.  

4.3
Broads Local Plan (Saved Policies)

Policy H2 New dwellings outside the development boundaries
Outside the development boundaries as defined on the Proposals Map Insets, residential development will not be permitted except in the circumstances set out in Policies H3, H5, H6, H7, H9, H12, H13 or TR11.

Policy H7 Conversion of rural buildings to residential or holiday accommodation

Outside the development boundaries as defined on the Proposal Map Insets, the conversion of rural buildings of architectural, historic or landscape value to residential or holiday accommodation use will be permitted if all the following criteria are met:

a) conversion can be achieved without having a significant adverse effect on the character and appearance of the building, without the need for extensive alterations or replacement of the structure and without a significant adverse effect on the setting of the building being damaged by the erection of garages or other outbuildings; and
b) the conversion would provide an adequate standard of residential amenity for future occupiers and would not detract from the amenity of any adjoining occupiers; and

c) the conversion would not prejudice the functioning of an adjoining agricultural or other use; and

d) the building is not in an isolated location where the introduction of a dwelling or holiday accommodation would be intrusive into the Broads landscape.

Where appropriate, the Authority will require the applicant to provide a structural survey in support of the proposal.

The conversion to residential or holiday accommodation of other rural buildings outside the development boundaries will only be permitted if the proposal complies with criteria b), c) and d) above and additionally, it would make a significant improvement to the character and appearance of the building and its setting.

The conversion of buildings within the development boundaries will be permitted provided the proposal complies with criteria a), b) and c) above.

5
Assessment

5.1
The application is for the extension to an existing stable block and its conversion to a separate residential property.  The key issues in the determination of this application are the principle of the creation of a new dwelling and the design of that dwelling and the impact of the new dwelling on the character of the area and the amenities of neighbouring residents.

Principle of the use

5.2
Planning policies seek to protect the countryside from inappropriate development and to achieve this they restrict, inter alia, housing development to within existing settlements using the mechanism of development boundaries to define the appropriate limits.  In addition, and increasingly, they seek to locate development in sustainable locations with good access to facilities and transport links, meaning that there is a general presumption against development in the countryside.  

5.3
This approach is reflected in the adopted Core Strategy Policy CS24, which seeks to locate new housing in settlements, stating:
“… Housing will only be permitted outside settlements where it is necessary, and subsequently retained, in connection with agriculture, forestry, tourism or leisure operations or to provide affordable housing where local need has been demonstrated ...”
5.4
Whilst no definition of ‘settlement’ is provided in the Core Strategy, as this is to be developed in the Development Control policies DPD in due course, the adopted Local Plan contains development boundaries and these can be justifiably used to indicate settlements.  There is no development boundary for Burgh Castle, hence it cannot be treated as a settlement.

5.5
In this case the proposal is outside of the development boundary and no justification has been provided on the basis of the exceptions in CS24 and the proposal is therefore contrary to CS24.
5.6
The adopted Local Plan also contains policies relating to the development of housing.  Policy H2 supports the development boundary approach for controlling housing development in the countryside, but similar to CS24, it allows for exceptions, including the conversion of rural buildings for residential use subject to criteria.  The policy stipulates that where the building, as here, is not of architectural, historic or landscape significance the criteria for conversion are that there should be an adequate standard of amenity, and no prejudice to an adjoining agricultural or other use and that the building is not in an isolated location; there is also a positive requirement that the conversion would offer a significant improvement to the character and appearance of the building and its setting.
5.7
The purpose of this policy, as is made clear in the supporting text, is to find appropriate new uses for the many rural buildings in the Broads where the traditional uses are no longer applicable, for example in agriculture or industry, but where the buildings form an important part of the Broads’ built environment.  Whilst it is not the purpose of the policy to promote the conversion of relatively modern ancillary structures, which would encourage the conversion of all manner of modern ancillary structures and undermine the purpose of Policy H2 and CS24, the wording is such as to not preclude this although the positive requirement does reflects the buildings to which it relates, which may be in a poor condition, and reinforces its purpose while mitigating against the conversion of modern ancillary buildings.  
5.8
In terms of this application, whilst the stable building is not an attractive building, nor does it particularly enhance or complement the setting of the listed building in the curtilage of which it is located, it cannot be said to be detrimental to the local context and communicates through its modest form its function as an ancillary building.  The works which are proposed here are extensive and it is arguable whether they constitute a conversion or a rebuilding, particularly given the extensions on two sides to create the kitchen and sunroom and the works required for the provision of an upper floor.
5.9
On balance, and taking into account the direction of adopted Core Strategy Policy CS24, it is considered that the works are not such as to constitute a conversion under adopted Local Plan Policy H7 and are therefore contrary to this policy and Policy H2.


Impact on character of the area 

5.10
The area of the application site is strongly residential and the proposed conversion is not inappropriate in terms of scale or character.   Whilst the creation of a new dwelling would increase the extent of domestic paraphernalia – waste bins, washing lines and such like – the site is of a sufficient size to accommodate this without introducing detrimental clutter locally.
5.11
There is, however, a concern about the loss of this ancillary building and that this might prompt a need for a replacement building to provide domestic storage or, indeed, a stable.  Were members minded to grant planning permission it would be appropriate to remove permitted development rights for ancillary structures and buildings.

Impact on residential amenity

5.12
The site is located within a small hamlet, none of which would overlook or be overlooked by the proposed development due to the size of the host plot and the screening. There is therefore no adverse impact on residential amenity.

 
Access

5.13
The access to the site is via a private access through the grounds of The Old Rectory and onto the public highway via an existing access.  There is no objection in highways terms.
6
Conclusion

6.1
Established planning policy seeks to locate new residential development within development boundaries other than exceptionally and emerging policy reiterates this, however conversions to residential use are permitted where there would be significant improvements to the character or appearance of the building and its setting.  In this case, the alterations are extensive and are not considered to constitute a conversion, but represent a rebuilding.  On balance, therefore, it is considered that the proposal is contrary to development plan policy and should be refused.
7
Recommendation 


That planning permission be refused on the following grounds:
(i)
The application site lies outside the development boundary where there is a policy presumption against the creation of new residential dwellings on the grounds of the harm to the undeveloped character of the countryside and the location of housing in unsustainable locations and the proposal is therefore contrary to Policy CS24 of the adopted Core Strategy and Policy H2 of the adopted Broads Local Plan.
(ii)
The proposed works to the building are extensive and do not constitute a conversion of an existing building and the proposal is therefore contrary to Policy H7 of the adopted Broads Local Plan.
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