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Application for Determination
	Parish
	Stalham 

	
	

	Reference
	BA/2009/0251/FUL
	Target date
	22 December 2009

	
	

	Location
	The Old Granary, The Staithe, Stalham

	
	

	Proposal
	Resubmission of BA/2009/0137/FUL for the extension to existing building to provide 4 additional apartments with conversion of existing barn A to provide 1 residential unit, proposed conversion of existing barn B to provide 2 residential units, and erection of 7 holiday units  along with bin store, car parking and amenity areas

	
	

	Applicant
	Heritage Construction E A Ltd

	
	

	Recommendation
	Approve, subject to conditions and Section 106 Agreement


1
Description of Site and Proposals
1.1
The application site comprises a 0.4 hectare plot of land immediately south of the A149 at Stalham Staithe. The site is bounded to the north by the A149 and to the west by Staithe Road. The southern and eastern boundaries adjoin a number of residential properties. The site lies wholly within Stalham Staithe Conservation Area, and outside the development boundary of Stalham.
1.2
The site consists of two former granary buildings converted to provide 16 units of residential accommodation (Block A and Block B), and two traditional red brick barns (Barn A and Barn B). The former granary buildings front the site on the boundary with Staithe Road, with the remainder of the site extending behind them to north and east.  
1.3
The two granary buildings are connected by a first floor covered walkway.  The buildings are considered to be prominent buildings within the Stalham Staithe Conversation Area, and contribute significantly to the character of the area.  
1.4
In 2005, permission BA/2005/1345/HISTAPP was granted for the conversion of the granary buildings (blocks A and B) to 16 residential dwelling units, the conversion of Barn B to two residential dwellings units, and for the erection of 11 units of residential accommodation for holiday use and use as second homes. These 11 new units of holiday/second home accommodation were to be provided within 5 new two-storey blocks. Barn A was to be retained to serve as a bin store for the development. The approved scheme also included the provision of 34 car parking spaces within the site. 
1.5
At present the site contains 16 apartments within Blocks A and B (the former granary buildings) together with two largely unconverted barns (Barns A and B).  Some repair works have been carried out to the barns, and they are currently used for construction storage. The remainder of the works permitted under the 2005 permission have not been constructed.

1.6
In 2009 an application (BA/2009/0137/FUL) was submitted. This application sought to amend the 2005 permission to extend one of the new two storey holiday accommodation blocks to provide 4 additional apartments; the conversion of Barn A to provide 1 residential unit; the conversion of Barn B to provide 2 residential units and erection of 7 holiday units along with bin store, car parking and amenity areas. Following concerns regarding design of the barn conversions and location of the bin store this application was withdrawn.  The application now submitted follows negotiation and discussion, and seeks to amend the approved scheme (BA/2005/11345/HISTAPP)
1.7
The changes proposed in this application are summarised in the table below.

	Buildings / Location
	BA/2005/1345/HISTAPP
	BA/2009/0251/FULL

	Block A (original  granary building)
	Convert to provide 10 residential units
	No change (building has been converted in accordance with the 2005 permission

	Black B (original  granary building)
	Convert to provide 6 residential units
	No change (building has been converted in accordance with the 2005 permission)

	Block C (new extension to granary buildings)
	New extension to Blocks A and B connected by aerial walkway.  Extension to house 2 holiday units (2x2 bed units)
	Create an extension larger than that approved to provide 2x1 bedroom holiday apartments (units 11-14).  Retain aerial walkway feature

	Block D (Barn A)
	Convert to bin store
	Convert to 1 bedroom residential unit (unit 1)

	Block E (Barn B)
	Convert to provide 2x1 bed residential units
	Convert to provide 2x3 bedroom residential units (units 2 and 3)

	Block F (new build)
	2 storey new build to provide 1x3 bedroom holiday unit
	One block of 2 storey new build holiday units to provide 1x4 bedroom unit and 2x3 bedroom units (units 4, 5 and 6)  

	Block G (new build)
	2 storey new build to provide 1x3 bedroom holiday unit
	One block of 2 storey holiday units to provide 2x3 bedroom units (units 7 and 8)

	Block H (new build)
	2 storey new build to provide 1x3 bedroom unit
	One block of 2 storey holiday units to provide 1x3 bedroom unit and 1x4 bedroom unit (units 9 and 10)

	Block I (new build)
	2 storey new build to provide 4x2 bedroom units)
	

	TOTAL NEW BUILD HOLIDAY ACCOMODATION (excluding Block C)
	17 beds provided over 7 units housed within 4 blocks
	23 beds provided over 7 units housed within 3 blocks

	Car parking
	Create 34 parking spaces.  13 spaces to south of the site, one to the north adjacent to Barn A and the remainder (20) in covered spaces between accommodation blocks E, F, G, H and I (parking covered with first floor terrace to form roof gardens for accommodation blocks)
	Create 34 parking spaces – 9 adjacent to the three holiday accommodation blocks, 2 at entrance to site (north-east of site), the remainder (23) in south eastern corner of site.

	Bin store (new build)
	
	Construction of a new, flat roofed bon store in south east corner of site (adjacent to boundary)


2
Site History

2.1
In 2003 planning permission was refused for the conversion of granary


buildings to residential use (BA/2003/1461/HISTAP).
2.2
In 2005 an application for the conversion of granary and garage to residential 
dwellings and erection of holiday units was withdrawn 
(BA/2005/1282/HISTAP).
2.3
In 2005 planning permission for the conversion of granary and garage to 
residential dwellings and erection of second homes / holiday units was 
approved (BA/2005/1345/HISTAP).
2.4
In 2009 an application for an extension to existing building to provide 4 
additional apartments with conversion of existing barn A to provide 1 residential unit, proposed conversion of existing barn B to provide 2 residential units, and erection of 7 holiday units  along with bin store, car parking and amenity areas was withdrawn (BA/2009/0137/FUL).
3
Consultation


Broads Society – We have no objections to the proposal.
Parish Council – We consider the application should be approved.  Applicant has been informed previously that the correct address of the development should be ‘Burlan’s Mill’.
District Member – No response received.
Environment Agency – We have no objections to the proposal.  We do however wish to provide the following comments:

· Providing the LPA are satisfied with the proposed development, the proposed development will only be acceptable if a planning condition is imposed requiring the submission and implementation of an acceptable surface water drainage system for the site.

North Norfolk Planning Department – No response received.
Highways – I am aware that the redevelopment of this site has the potential to engender a reduction in vehicular movements, in comparison to the established use, particularly by hgv and commercial vehicles. 

Given also the requirements of guidance notes PPS 3 and PPG 13, in respect of provision of car parking facilities, I would not offer an objection from a highways aspect, in principle. 
I would, however, request that the following amendments are undertaken to the submitted details:  
· A 1.8 metre wide footway, designed and constructed to accord with Norfolk County Council approved footway specification, should be provided along the road frontage of the site. The footway shall be the subject of a Small Highway Works Permit between the Highway Authority and the applicant.
· The site access should be indicated on the submitted details designed and constructed to accord with Norfolk County Council residential access specification.
· Drainage must be provided across the access to the site to prevent surface water runoff from the private access road on to the public highway.

· 2.4 metre site extremity visibility splays should be provided at the access to the site and indicated on the submitted details. The required visibility splays shall thereafter be maintained clear of all planting/obstructions in excess of 600mm above the level of the adjacent highway carriageway.  

· Cycle parking facilities to accord with the adopted standards of the Local Planning Authority should be provided within the curtilage of the site.
· The private access road must be the subject of a Section 106 Private Maintenance Agreement to ensure the future maintenance of the private access road which serves the development.
4
Policy
4.1
National Planning Policy


PPS1 Delivering sustainable development
PPS3 Housing

PPG13 Transport

PPS25 Development and Flood Risk 
http://www.communities.gov.uk/planningandbuilding/planning/planningpolicyguidance/planningpolicystatements/planningpolicystatements/
4.2
Core Strategy – Development Plan Document (Adopted Policies)

Policy CS1  Development and changes in land use / management must ensure that all aspects of the environmental and cultural assets of the Broads’ distinctive landscape are protected, enhanced and restored.  Proposals should ensure opportunities for positive impacts on the following core assets have been addressed and adverse impacts avoided:

(i) the defining and distinctive qualities of the varied landscape character areas formed by the built and natural environment;
(ii) tranquillity and wilderness as part of the Broads experience;

(iii) the value and integrity of nature conservation interest; and 

(iv) the character, appearance and integrity of the historic and cultural environment.
Opportunities to mitigate the visual impact of currently intrusive features should be sought.

Policy CS12  Additional holiday accommodation will be situated in sustainable locations to achieve a variety of types of facility, support for long distance (walking/ cycling/ boating) routes, and continuing income to local businesses, and be sited and designed in order to protect and enhance the special features and character of the Broads. 

4.3
Broads Local Plan

Policy B 7   New development in Conservation Areas

Development in Conservation Areas will be permitted if it would enhance the character or appearance of the Conservation Area.

B11   Design  

Development will only be permitted if its scale, form, design, external materials and colour would be appropriate to its setting. New development in the built environment should respect the character and townscape of the area. New development in the countryside should be appropriately located so as to minimise its visual intrusion in the landscape.

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.
TR12  Holiday Occupancy
Where residential development for holiday occupation is to be permitted but is unsuitable for permanent occupation, the Authority will seek to restrict occupation to holiday use only.

Policy INF1   Development and flood risk

Development will not be permitted where it would lead to a significant increase in the risk of flooding to people and property, taking account of any flood protection measures required under Policy INF2.

Policy INF2   Protection against flooding
Where appropriate, the Broads Authority will require development which is at risk from flooding to be protected to a level which will be determined by the Broads Authority.

Policy TR11   New holiday accommodation outside development boundaries
The development of new dwellings for holiday accommodation outside the development boundaries as defined on the Proposals Map will only be permitted if the proposal meets all the following criteria:
(a) the site is within an existing settlement or is closely associated with an existing group of holiday dwellings, an hotel or a boatyard; and

(b) the development is for a single dwelling or a small group; and 

(c) the development would not have a significant adverse effect on open space of amenity value in accordance with Policy C12; and

(d) the development would not have a significant adverse effect on wildlife habitats or the character of the built environment, the countryside or the waterways; and

(e) there would be no significant adverse effect on the residential amenity of adjoining occupiers.

5
Assessment

5.1
The site lies within a sensitive area outside of the development boundary where the conversion of Barn A to provide residential accommodation may be acceptable (in accordance with Policy H7), but where the construction of a new building for such purposes is likely to be contrary to policy. In this case, however, the new build element of both the existing approved scheme and the proposed scheme is to provide holiday accommodation.  Policy TR11 states that development of new holiday dwellings outside development boundaries will be permitted provided certain criteria are met; given that the existing, implemented consent allows for the construction of the same number of new build holiday units as is proposed in this application (albeit with fewer bedrooms provided across the scheme), it would be difficult to justify a refusal of the development on the grounds that the proposal is contrary to Policy TR11.

5.2 
The principle of development at this site was established with approval of the 2005 application and the planning permission has been implemented, although the works have not been completed and are the subject of this application.  The main issues to consider in the determination of this application are an assessment of the impact of the revised proposal on the character of the Conservation Area, and on the amenity of the adjoining residential properties. The application proposes a number of changes to the scheme approved in 2005, and these are identified and considered below:
5.3
Conversion of Barn A to provide a 1 bedroom unit


Originally it was proposed that this building would be used as a store for refuse bins and additional domestic paraphernalia. However Policy H7 permits conversions of rural buildings to residential or holiday accommodation provided the following criteria are satisfied:

· conversion can be achieved without having a significant adverse effect on the character and appearance of the building; and

·  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 

·  the conversion would not prejudice the functioning of an adjoining agricultural use; and

· the building is in an isolated location where the introduction of a dwelling would be intrusive into the Broads landscape.

5.3.1
Given that Barn A falls within a larger site designed for use as a residential area it is considered that its conversion to residential use would not be intrusive into the Broads landscape, would not detract from the amenity of the adjoining occupiers and would not prejudice the functioning of any agricultural use whatsoever.  

5.3.2
The key consideration then is whether the design of the barn would provide an adequate standard of residential accommodation, whilst at the same time not having a significant adverse effect on the character and appearance of the building itself, and the Conservation Area as a whole.

5.3.3
Following negotiations, the design of the conversion is considered to be sympathetic to the character of the Conservation Area and that of the original barn building.  The number of window elevations in the north west and south west elevations – those elevations visible from Staithe Road and the footpath to Stalham village – have been minimised, reducing the visual impact of the conversion.  No new openings would be made in the walls of the barn, and where they have been specified, all materials have been chosen to match those existing.  Accordingly, the design of the conversion is considered to be acceptable, and the conversion of Barn A would be in accordance with policy H7 of the Broads Local Plan.
5.4
Altering approved scheme to convert Barn B to provide 4 additional bedrooms spread over two units

Under the 2005 permission Barn B (Block E) was to be converted to 2x1 bed residential units.  The scheme permitted the introduction of 2 rooflights in the roof’s south elevation, one new window in both the east and west elevations, 2 new windows in the north elevation and 2 areas of floor to wallplate glazing and a new entrance door in the south elevation.  All accommodation was to be provided on the ground floor.

5.4.1
This application seeks to amend the approved design in order that Barn B can accommodate 2x3 bedroom residential dwellings. The proposal extends the conversion into the roof space, spreading the accommodation across 2 floors.  This would require 6 rooflights in both north and south roof elevations and the provision of an entrance door on each of the gable end elevations.  
5.4.2
The alterations proposed are the result of negotiations, and overall the design of this proposal is acceptable.  Whilst the introduction of additional roof lights does detract somewhat from the original character of the building, the size of the individual openings in the roof have been kept relatively small and, in the context of the other work on this site surrounding the barn, it is considered that an increased number of rooflights would be acceptable.  The new entrance doors in the end gables would take the place of new window openings approved under the 2005 permission, and the introduction of a door in lieu of a window represents a relatively minor change in design terms.  The south elevation would retain the 2 areas of glazing approved under the 2005 permission, but lose the entrance door.  The removal of this door gives a less cluttered appearance to the southern elevation that is more in keeping with the simple design of the original building, and in this way is welcomed as an improvement over the original scheme.  The height of the eaves on the southern elevation would increase from 2.2 metres (approved scheme) to 3.2 metres.  The presence of the catslip roof on the southern elevation helps to minimise the impact of this increase in scale, and the end result would an elevation that is not disproportionate to the remainder of the building.
5.4.3
The proposal would not alter the existing roof height or any other external dimensions of the building from that approved under the 2005 permission. 

5.4.4
Overall, the proposed alterations are considered to be acceptable in design terms and it is considered that the proposal would not have a significant adverse effect on the character of the building, or the Conservation Area as a whole.  Accordingly the proposal is considered to be in accordance with Policy H7.
5.5
Construction of 7 new build units to be used as holiday or second home accommodation.  Units to provide a total of 23 bedrooms, an increase of 6 bedrooms from the 2005 permission

Policy TR11 permits new dwellings outside development boundaries provided the following criteria are met:

(a) the site is within an existing settlement or is closely associated with an existing group of holiday dwellings, an hotel or a boatyard; and

(b) the development is for a single dwelling or a small group; and 

(c) the development would not have a significant adverse effect on open space of amenity value in accordance with Policy C12; and

(d) the development would not have a significant adverse effect on wildlife habitats or the character of the built environment, the countryside or the waterways; and

(e) there would be no significant adverse effect on the residential amenity of adjoining occupiers.

5.5.1
Given that the principle of new build holiday accommodation has been established by the 2005 permission, the key considerations in this proposal are whether it would have an adverse effect on the character of the built environment or the residential amenity of adjoining occupiers?
5.5.2
The 2005 permission allowed for the construction of 4, 2 storey accommodation blocks to be constructed on along the site’s northern boundary, with one block extending round to also run along the eastern boundary.  The design of these units was be modern – with large balcony areas covered by protruding roof gables with exposed trusses, and finished with stainless steel and glass balustrade.  The blocks were to be connected by first floor garden terraces beneath which were parking spaces for the units.  The units were to be brick built with areas of wooden cladding providing detail and serving to break up the mass of the accommodation blocks.
5.5.3
The proposed scheme is similar in scale and massing to the approved scheme. There would, however, be a reduction in the number of accommodation blocks with the 7 units of accommodation being split into 3 blocks (rather than 4, as approved under the 2005 permission).  The proposed scheme sites 3 x 2 storey accommodation blocks entirely along the length of the site’s northern boundary. In effect this relocates a section of building approved under the 2005 permission which would have run parallel to the site’s eastern boundary; this is welcomed as it would result in moving the development further away from the eastern boundary which is shared with Brickhill Cottage, the neighbouring dwelling along this boundary thus lessening the impact of the scheme on neighbour’s amenity. In addition, the gable end of the proposed unit 10 would have no fenestration in the second floor elevation that faces this boundary. This is considered an improvement over the approved scheme, which permitted 4 windows (to be glazed with obscured glass) directly overlooking this boundary.
5.5.4
The similarity in scale, and benefits to amenity brought about through consolidating the accommodation into 3 blocks results in this proposal being acceptable in terms of siting, scale and massing.

5.5.5
The proposed scheme is more traditional in design than the approved scheme, with the predominantly glazed second floor covered balconies being replaced by smaller French doors and significantly smaller, non-covered balconies.  The street-side (south) elevations would also be relatively simple; prominent gable end elevations with French doors and balconies on the second floor, and large windows on the ground floor all located in the centre of the elevation. The roof terrace gardens with glazed and stainless steel balustrade to match the residential units would be replaced by simpler, wooden clad first floor linkages that would be fully enclosed and would more closely echo the first floor covered walkways that connect the original granary buildings.
5.5.6
Given the similar scale, massing and layout, the improvement to neighbours amenity and the simpler, more traditional design approach that seeks to reflect the historic nature of the site, it is considered that this proposal is in accordance with Policy TR11 (holiday accommodation outside development boundaries) and Policies B7 (development within Conservation Areas) and B11 (design).  As such, there are no objections to this element of the proposal.
5.6 
Extending the addition to the granary building that was approved under the 2005 permission (i.e. extending Block C)

The approved Block C would lie adjacent to the Staithe Road frontage of the site and would be seen in the context of the original Granary buildings. Accordingly, the extension was designed to reflect the character of these existing buildings with the extension built in line with the two original buildings and with detailing to match. Reinforcing the close relationship with the original buildings, Block C was to be connected to the existing Granary with a first floor covered walkway similar to the walkway connecting the two original buildings.

5.6.1
Block C was to measure 10.8 metres in height to the ridge, 12.3 metres wide and 12.3 metres long.  It had approval to accommodate 2x2 bedroom holiday units.
5.6.2
This application seeks to extend Block C in order to accommodate a total of 4 holiday apartments, comprising 2x1 bedroom apartments and 2x2 bedroom apartments. The proposal would lower the height of the ridge to 7.5m, reduce the width to 6m and increase the length to 18.3 metres. The design of the building is similar to that approved – brick built with a traditional pitched roof and prominent lintels above doors and windows to echo those details on the original buildings.  The proposed building would be rectangular in shape, with a small entrance porch (1.3 metres long, 2, metres wide and 3 metres high) located at the middle of the eastern (inward facing) elevation.  It would also include a first floor linked walkway feature similar in design to that approved.
5.6.3
In summary, the proposed new extension would be sited in the same place as the approved extension; it would simply be a little narrower, less tall and approximately one third longer to allow room for the additional accommodation within.
5.6.4
As new build holiday accommodation outside the development boundary, the relevant policy here is, once again, policy TR11.  As previously discussed, the principle of this extension has been established by the 2005 permission, the key considerations therefore are the impact of the proposal on the character of the built environment and its effects on residential amenity of adjoining occupiers.

5.6.5
The proposed design of Block C is considered to be acceptable; a reduction in height and width would reduce the mass of the building when viewed from Staithe Road whilst also reinforcing the impression that the extension is subservient to the original buildings, which would be both taller and wider than the extension.  The increase in length would only be noticeable from within the site and when viewed from the footpath to Stalham town that runs to the north west of the site.  Whilst this is an important view into the site, an increase in length by 6 metres would not result in an extension that was disproportionate to either the site or the original buildings. When considered from within the site, the proposed increased length would result in the loss of a small area of amenity space to the north of the approved extension, this loss is relatively small however when taken in the context of the site as a whole, and is considered to be acceptable.

5.6.6
The increased length of the proposal would not result in any significant additional overlooking either within the site itself or from outside. There would be a minor negative impact on the new build holiday properties to the north (plots 4, 5 and 6), as the end gable of the proposed extension would be 6m closer to these units.  This impact is considered to be minor, and is acceptable given that there would remain a minimum distance of 6.5 metres between the extension and the units, there is an access road in the space between the buildings and the fact that the extension would sit on an east-west axis, whilst the units sit on a north west-south east axis, limiting the views from the inside of the extension to the insides of the holiday units on the northern boundary.
5.6.7
The impact of the proposal to extend Block C is, given the relatively modest increase in length and reductions in height and width, acceptable.  The proposed design would not have a significant negative effect on either the character of the original building or on neighbouring residential amenity, and so is acceptable.

5.7
Alterations to the layout of the car park

The approved scheme made provision for 34 parking spaces – 13 spaces in a dedicated car park area to the south of the site, one space to the north next to the refuse store and the remainder (20) in covered spaces between the new build holiday accommodation blocks located on the site’s northern boundary.

5.7.1
The proposed scheme would also provide 34 parking spaces. However, the position of these spaces has been altered in order to accommodate the proposed revised design of the new build holiday accommodation blocks, and the provision of a bin store at the southern end of the site.  The revised scheme proposes 9 parking space adjacent to the new build holiday units on the northern boundary, 2 at the entrance to the site (north east corner) and the remainder in a dedicated parking area to the south of the site.
5.7.2
The alterations to the car park do not result in the loss of parking spaces and, following negotiations with the Highways Authority, the proposal has been amended to incorporate a widened footway and improved drainage and visibility splays.  The consultation response from the Highways Authority indicated that there were no objections to the revised scheme, provided conditions pertaining to visibility splays, provision of cycle parking and a requirement to submit details of entrance design were attached to any permission.  This has duly been recommended.  The Highways Authority also recommended that a section 106 agreement be entered into to ensure the future maintenance of the private access road which serves the development.  This would be a prerequisite to securing planning permission, should the Committee be minded to approve this application.
5.8
The provision of a bin store building

The proposed conversion of Barn A to residential accommodation would result in the site having no formal bin store.  Consequently, this scheme proposes the construction of a bin store building within the car parking area at the southern end of the site.  The bin store is considered to be modest in size, measuring 1.7 metres high, 4.8 metres long and 4 metres wide.  The store would have an unobtrusive design with simple brick walls, a partially open front elevation (to allow access) and a low, flat roof.  

5.8.1
Whilst it is acknowledged that the bin store would lie close to the boundary with neighbouring properties (Riversdale Cottages), the visual impact would be minimised by its modest size and the 1.8 metre high, close boarded boundary fencing.  The design, whilst unremarkable, is unobtrusive, and it is considered that by virtue of its small scale and simple design the proposed bin store would be in accordance with policy B11 (design), and so in accordance with the relevant planning policy.

6
Conclusion
6.1
This is a sensitive site in a sensitive location, with Conservation Area status and where the context of the former granary buildings contributes significantly to the quality of the built environment.  Accordingly, proposals for additional development within the site must be considered carefully.
6.2
The principle of development at this site has been established; this application seeks to increase the number of residential units (both holiday and permanent residential) on the site and to adapt the layout of the site slightly in order to accommodate this increase.
6.3
The siting and design of these alterations, barn conversions, bins stores and parking revisions has been improved through discussions with the applicant, and it is considered that the proposal is acceptable in terms of design scale and massing.

6.4
The proposal would not have a significant negative impact on any neighbours’ amenity, either from within the site or those dwellings outside it, and in certain respects could be considered an improvement on the existing scheme.
6.5
Given the sensitivity of the location and importance of the existing buildings to the character of the Conservation Area, the choice of materials and detailing will be crucial to minimising the impact of the conversion on the barn.  Consequently, it is proposed that, should permission be granted, a condition requiring the submission of further details pertaining to these matters be submitted for the approval of the Local Planning Authority be attached to the permission.
6.6
Similarly, in order to protect the original agricultural character of the barns, and the semi-industrial feel of the Granary site as a whole, it is proposed to append a condition removing permitted development rights for dwellings (both residential and holiday) in order to prevent an accumulation of minor domestic additions and ancillary development that would have an adverse effect on the character of the site.  On this basis it is concluded that planning permission should be granted.
7 
Recommendation


Approve subject to the following conditions:
(i) Standard time limit.

(ii) In accordance with approved plans.

(iii) The planning permission hereby granted shall allow for the occupation of 1 unit to be provided within Barn A (Unit 1) and 2 units within Barn B (units 2 and 3) as permanent residential units of accommodation.

(iv) The planning permission hereby granted shall allow for the occupation of 7 units (Units 4-10) and 4 apartments within Block C (units 11-14)  for holiday accommodation only and shall not be used as the sole or main residence of the occupiers.

(v) Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any order revoking and re-enacting that Order) no building or structure permitted by Classes A,B,C,D,E and H of Schedule 2 Part 1 shall be erected without the prior written consent of the Local Planning Authority.

(vi) No development shall be commenced until precise details of the materials to be used in the construction of the external walls, and roofs of the buildings hereby permitted, have been submitted to and approved by the Local Planning Authority in writing. The development shall then be constructed and retained in full accordance with the approved details in perpetuity.

(vii) The development hereby permitted shall be constructed with a minimum finished floor level of 1.55m AOD.

(viii) Before any of the units hereby permitted are occupied, the refuse bins and bin storage area shown on the approved drawing TL-2903-09-6A shall be provided and thereafter maintained as refuse bins for the use of the units hereby permitted.

(ix) In association with the requirements of Condition number 2, a scheme for landscaping and site treatment to include grass seeding, planting of new trees and shrubs, specification of materials for fences, walls and hard surfaces, and the proposed maintenance of amenity areas, shall be submitted to and approved as part of the application for reserved matters.  The scheme shall also include indications of all existing trees and hedgerows on the land, and details of any to be retained (which shall include details of species and canopy spread), together with measures for their protection during the course of development. The scheme as approved shall be carried out not later than the next available planting season following the commencement of development or such further period as the Local Planning Authority may allow in writing.

(x) Development shall not begin until a surface water drainage scheme for the site, based on sustainable drainage principles and an assessment of hydrological and hydro geological context of the development, has been submitted to and approved in writing by the local planning authority.  The scheme shall subsequently be implemented in accordance with the approved details before the development is completed.

The scheme shall also include the following:
(i) Infiltration testing; in accordance with the requirements of BRE digest 365 to determine whether infiltration drainage will be able to be sued on the site.
(ii) Details of the surface water system incorporating infiltration drainage where appropriate.
(iii) Calculations to show that the system is designed to ensure there is no increase in the offsite runoff in all events up to the 1 in 100 year rainfall event.
(iv) Calculations to show that there is no above ground flooding in the 1 in 30 year rainfall event and flooding of buildings or flooding offsite in the 1 in 100 year rainfall event.
(v) Climate change should be applied to the flood levels in accordance with the requirements of PPS25 para B2.  For the 100 year lifetime of residential development a 30% increase in peak rainfall rate should be applied.
Section 106 Agreement governing highway maintenance.
8
Reason for Recommendation
The proposal is considered an acceptable form of development which is in accordance with adopted policies B11, H7, TR12, TC8 and TR11 of the adopted Broads Local Plan, Policies CS1 and CS12 of the adopted Core Strategy Development Plan Document and PPS1: Delivering Sustainable Development and PPS25:  Development and Flood Risk.
Background papers: 
 None
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