
 

 

 

 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2017/1483/F CASE OFFICER Lisa ODonovan

LOCATION: GARBOLDISHAM APPNTYPE: Full
Old Brickworks Barn Kenninghall Road POLICY: Out Settlemnt Bndry
Garboldisham ALLOCATION: N

CONS AREA: Y

APPLICANT: Mr Don & Mathew Merriman
Old Brickworks Barn Kenninghall Road

LB GRADE: N

AGENT: Parker Planning Services Ltd
Ketteringham Hall Church Road

TPO: N

PROPOSAL: Change of use of annexe to dwelling and provision of two car parking spaces

REASON FOR COMMITTEE CONSIDERATION

The application is brought to Planning Committee as the recommendation is contrary to Policy.

KEY ISSUES

Principle of development
Impact on the character and appearance of the area
Impact upon amenity
Impact upon highway safety
Impact on the Garboldisham Conservation Area and adjacent Grade II Listed Building

DESCRIPTION OF DEVELOPMENT

The application seeks permission for the change of use of an annexe to a dwelling including the provision of
two parking spaces.

SITE AND LOCATION

The site lies outside the settlement boundary but within the Conservation Area.  The annexe/site forms part
of a group of buildings, some converted centred around The Old Manor and the Old Coach House.  Old
Brickworks Barn is a converted barn, both the annexe and the main dwelling benefit from their own private
amenity space.

Given the long access track leading from Kenninghall Road, there are limited/no views of the property from
any public vantage points.  The property is adjoined to the south, west and north-west by other residential
uses.

EIA REQUIRED
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RELEVANT SITE HISTORY

3PL/2007/0742/F - Conversion of redundant agricultural building to residential, erection of stable & garage,
change of use of agricultural land to paddock.

POLICY CONSIDERATIONS

The following policies of the adopted Breckland Core Strategy and Development Control Policies and the
adopted Site Specific Policies and Proposals Document, including the Proposals Maps, have been taken into
consideration in the determination of this application.  The provisions of the National Planning Policy
Framework and National Planning Policy Guidance  have also been taken into account, where appropriate

CP.01 Housing
CP.04 Infrastructure
CP.14 Sustainable Rural Communities
DC.01 Protection of Amenity
DC.02 Principles of New Housing
DC.16 Design
DC.17 Historic Environment
DC.19 Parking Provision
LBC Planning(Listed Building & Conservation Areas) Act 1990
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance
SS1 Spatial Strategy

OBLIGATIONS/CIL

Not Applicable

CONSULTATIONS

HISTORIC BUILDINGS CONSULTANT
No objection.
NORFOLK COUNTY COUNCIL HIGHWAYS
On the basis of the information supplied, that the annexe is already independently occupied, and that I do not
consider traffic generated by it would cause significant highway safety issues, I consider that a highway
objection would be difficult to substantiate.
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REPRESENTATIONS

Site notice erected: 07-12-2017
Consultations issued: 29-11-2017

No representations received.

ASSESSMENT NOTES

1.0  The application seeks full planning permission for the creation of one, single storey dwelling on land
outside of the Garboldiham Settlement Boundary.  For this reason the proposal conflicts in principle with
Policies SS1, DC02 and CP14 of the Core Strategy and Development Control Policies Development Plan
Document, (2009), which seek to focus new housing within defined Settlement Boundaries.

1.1  The NPPF identifies three dimensions of sustainable development:

-  Economic, in terms of building a strong economy and in particular by ensuring that sufficient land is of the
right type and is available in the right places.
-  Social, by supporting, strong and healthy communities by providing the supply of housing required to meet
future need in a high quality environment with accessible local services and
-  Environmental, through the protection and enhancement of the natural, built and historic environment.

1.2  Paragraph 8 of the NPPF also stresses that these roles should not be undertaken in isolation because
they are mutually dependent; therefore a balanced assessment against these three roles is required.

1.3  In terms of the economic and social criteria, the land is in the applicant's ownership and is therefore
available and could provide some economic benefit by way of retaining a separate unit of accommodation
within the village and therefore a separate household's worth of spending within and around Garboldisham,
which is defined as a service centre village within the emerging Loca Plan.

1.4  Garboldisham benefits from a frequent bus service linking the village to Bury St Edmunds which would
be likely to derive some support from the development also and will also enable the future occupiers to be
less reliant on car use.  The application is therefore considered in line with paragraph 55 of the NPPF.

1.5  Environmentally - The site is situated within a group of existing development which ar eprimarilty
converted buildings situated around the The Manor House.  There are other residential uses immediately to
the north, south and west of the site.  As such the site is considered to be appropriate.   The unit is existing
and therefore would not extend the existing development into an undeveloped area.  Any harm resulting from
the additional unit will be limited for the following factors:

-  the visual containment of the site by existing development;
-  generous proportions of the plot will maintain a spacious character;
-  the proposal would not intrude into the open countryside and would not be isolated; and,
-  the proposal would not cause material harm to the character and appearance of the area as it already
exists.

1.6  The combination of all of these environmental factors together and not in isolation result in the proposal
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satisfying the environmental role of sustainable development.

1.7  It is concluded that the proposal would not result in an isolated development in the countryside.  The
scheme would provide one additional dwelling, generate some economic activity and can be created without
causing any harm to the character and appearance of the area.

2.0 Impact on the character and appearance of the area

2.1  Policy DC16 requires all new development to achieve the highest standard of design. As part of this, all
design proposals must preserve or enhance the existing character of an area. Consideration will also be
given to the density of buildings in a particular area and the landscape/townscape effect of any increased
density.

2.2  The property will remain unaltered externally, with the exception of the creation of 2 parking spaces to
the east and the erection of a 1.5m post and rail fence to define the boundaries.  As a result, the proposal is
considered to have little impact on the overall character and appearance of the area, the proposal therefore
has due regard to Policy DC16.

3.0 Impact on amenity

3.1  Policy DC1 seeks to protect residential amenity and that all new development must have regard to
amenity considerations and states that development will not be permitted where there are unacceptable
effects on the amenity of neighbouring residents and future occupants.

3.2  Again, the annexe/building is already in existence and being used independently from the main dwelling
without causing any adverse impact in terms of noise and disturbance, overlooking or over dominance.  The
proposal also ensures that the future occupiers of the dwelling will retain an adequate amount of private
amenity space.  In light of these factors, the proposal is considered to accord with Policy DC1.

4.0  Impact on highway safety

4.1  Policy CP4 of the Core strategy seeks to ensure that all access and safety concerns are resolved in new
developments. Paragraph 32 of the NPPF states that development should only be prevented or refused on
transport grounds where the residual cumulative impacts of development are severe.  Policy DC19 requires
sufficient Parking for all new development. The application seeks to continue with the current access
arrangement with the addition of two parking spaces to serve the proposed dwelling in line with Policy DC19.
Norfolk County Council Highways Authority was consulted and subsequently advised that as the annexe is
already independently occupied, it is not considered that the traffic generated by it would cause significant
highway safety issues.  In light of this, the application is considered to have due regard to the above policies.

5.0  Impact on the Garboldisham Conservation Area and adjacent Grade II Listed Building

5.1  Any decisions relating to listed buildings and their settings and conservation areas must address the
statutory considerations of the Planning (Listed Buildings and Conservation Areas) Act 1990, in particular
sections 66 and 72, as well as satisfying the relevant policies within the National Planning Policy Framework
and the development plan.  National policy states that when considering the impact of a proposed
development on the significance of a designated heritage asset, great weight should be given to the asset's
conservation.  Core Strategy Policy DC17 seeks to ensure that new development preserves and enhances
the character, appearance and setting of conservation areas and listed buildings.
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5.2  The Garboldisham Conservation Area includes a vast area covering the historic core of the village and
large areas of open space/The Brecks and is characterised by a loose knit pattern of development, with
narrow streets lined by various building types, creating an open character in places and an enclosed
character in others.  The buildings in this location are characterised by their historic form/previous uses, i.e.
previous outbuildings to the Manor House estate and materials, predominantly red brick.

5.3  The significance of the nearest listed building  (The Coach House) derives principally from its historic
fabric and architectural features.

5.4  The proposed external works are minimal (only parking and boundary screening), and will be generally
hidden from public view points by surrounding structures and established, mature vegetation.  Accordingly,
the proposals would have no material impact on the character and appearance of the Garboldisham
Conservation Area.

5.5  It is considered, given the separation of the site and the listed building that the scheme would preserve
the special interest/setting of the listed building, and that the proposal is acceptable in these terms having
regard to the requirements of Sections 66 and 72 of the Planning (Listed Buildings & Conservation Areas)
Act 1990.'

5.6  The Historic Buildings Consultant raised no objection to the scheme.

6.0  Conclusion

6.1  In terms of the overall planning balance of the scheme, it is considered that the proposal would
constitute a sustainable form of development as defined in Paragraph 7 of the NPPF, which would help to
support the local rural community, would not compromise local amenity and would not adversely impact the
character and appearance of the surrounding area.  The application is therefore recommended for approval.

RECOMMENDATION Planning Permission

CONDITIONS

LS10 Implementation of submitted boundary treatment
The boundary treatment shown on the plans and particulars hereby approved shall be
constructed in the manner shown and completed before the use hereby permitted is
commenced.
Reason for condition:-
In the interests of the satisfactory appearance of the development in accordance with Policy
DC16 of the Adopted Core Strategy and Development Control Policies Development Plan
Document 2009.
This condition will require to be discharged

3007 Full Permission Time Limit (3 years)
The development must be begun not later that the expiration of THREE YEARS beginning
with the date of this permission.
Reason for Condition:
As required by section 91 of the Town and Country Planning Act 1990.
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3047A In accordance with submitted plans NEW 2017
The development must be carried out in strict accordance with the application form, and
approved documents and drawings as set out in the table at the end of this notice.
Reason for condition:-
To ensure the satisfactory development of the site.

4000 Variation of approved plans
Any variation from the approved plans following commencement of the development,
irrespective of the degree of variation, will constitute unauthorised development and may be
liable to enforcement action.
You or your agent or any person responsible for implementing this permission should inform
the Development Control Section immediately of any proposed variation from the approved
plans and ask to be advised to the best method to resolve the matter.  Most proposals for
variation to the approved plans will require the submission of a new application.

3996 Note - Discharge of Conditions
If the formal discharge of any condition is required, it will be necessary for you to submit to
the Council all relevant details, together with a completed application for the "Discharge of
Conditions" and the fee as appropriate.

2000 NOTE:  Application Approved Without Amendment
The Local Planning Authority has acted positively and proactively in determining this
application,  and by assessing the application against all material considerations, including
national guidance, planning policies and representations that have been received during the
public consultation exercise and subsequently determining to grant planning permission in
as timely a manner as possible in accordance with the presumption in favour of sustainable
development, as set out within the National Planning Policy Framework.

Copies of all documentation submitted in connection with this application can be viewed
online at http://www.breckland.gov.uk/content/planning-search-0

2014 Criterion E - Planning Apps Where Approved
Appeals against planning decisions

If you are aggrieved by the decision of your local planning authority to attach any particular
condition/s to this permission, then you can appeal to the Secretary of State under section
78 of the Town and Country Planning Act 1990.

If an enforcement notice is served relating to the same or substantially the same land and
development as in your application and if you want to appeal against your local planning
authority's decision on your application, then you must do so within: 28 days of the date of
service of the enforcement notice, or within 6 months (12 weeks in the case of a
householder appeal) of the date of this notice, whichever period expires earlier.

If you want to appeal against your local planning authority's decision then you must do so
within 6 months of the date of this notice.

Appeals must be made using a form which you can get from the Secretary of State at
Temple Quay House, 2 The Square, Temple Quay, Bristol, BS1 6PN or online at
www.planningportal.co.uk
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The Secretary of State can allow a longer period for giving notice of an appeal but will not
normally be prepared to use this power unless there are special circumstances which
excuse the delay in giving notice of appeal.

The Secretary of State need not consider an appeal if it seems to the Secretary of State that
the local planning authority could not have granted planning permission for the proposed
development or could not have granted it without the conditions they imposed, having regard
to the statutory requirements, to the provisions of any development order and to any
directions given under a development order.
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