
 

 

 

 

 

 

 

 

ITEM: RECOMMENDATION: REFUSAL
REF NO: 3PL/2020/1000/F CASE OFFICER Naomi Minto

LOCATION: CASTON APPNTYPE: Full
The Barns, Attleborough Road POLICY: Out Settlemnt Bndry

CONS AREA: N

APPLICANT: Cowen Consulting Ltd
Chiara, Mere Road

LB GRADE: N

AGENT: Cowen Consulting
Chiara Mere Road Stow Bedon

TPO: N

PROPOSAL: Conversion of single storey storage building to dwelling

REASON FOR COMMITTEE CONSIDERATION

The application is being heard at Committee due to the agent being a Councillor.

KEY ISSUES

- Principle of development
- Impact on the character and appearance of the area
- Impact upon amenity
- Highway safety

DESCRIPTION OF DEVELOPMENT

The application proposes the conversion of an annexe into a residential dwelling.  The proposed residential
dwelling would comprise two bedrooms.

SITE AND LOCATION

The application site is located on land at The Barns, Attleborough Road, Caston.  It is outside of the defined
settlement boundary for Caston.  The site is characterised by a small cluster of residential development to
the north west (including the host dwelling), agricultural land to the north east, east and south east, whilst
immediately to the south and south west planning approval has been granted for two new detached two
storey dwellings in the front garden of the host dwelling (ref: 3PL/2019/0518/F).

EIA REQUIRED

No

RELEVANT SITE HISTORY
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3PL/2009/1082/CU Permission 12-01-10
Change of use of a shed to a shop in the grounds, shop selling restored furniture & collectables

POLICY CONSIDERATIONS

The following policies of the Breckland Local Plan, 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

COM01 Design
COM03 Protection of Amenity
ENV02 Biodiversity protection and enhancement
ENV06 Trees, Hedgerows and Development
ENV09 Flood Risk & Surface Water Drainage
GEN01 Sustainable Development in Breckland
GEN02 Promoting High Quality Design
GEN03 Settlement Hierarchy
GEN05 Settlement Boundaries
HOU12 Conversion of Buildings in the Countryside
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance
TR01 Sustainable Transport Network
TR02 Transport Requirements

OBLIGATIONS/CIL

Not applicable

CONSULTATIONS

JO BLACKMAN - PARISH CLERK
Caston Parish Council has no objection to this application.
NORFOLK COUNTY COUNCIL HIGHWAYS
No objection, subject to conditions.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
No objection.
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REPRESENTATIONS

Site Notice put up on display on 8 October 2020 and three neighbours directly consulted.  No letters of
representation have been received.

ASSESSMENT NOTES

1.0  Principle of development

1.1  This application seeks planning permission for the conversion of a single storey building, described on
the application form as being used "for general storage associated with the adjacent dwelling" to a two
bedroom dwelling with parking and amenity space on land, which is outside of the defined Settlement
Boundary for Caston.

1.2  The principle of converting existing buildings for other uses is supported by Policy HOU 12 of the
Breckland Local Plan (adopted 2019).  This policy allows for such conversions where the building is
substantially in tact and capable of conversion without significant rebuild or extension.

1.3  In this instance, the Local Planning Authority is advised that the building is currently being used for
storage purposes and previously was used as an annexe for the applicant's relatives, who have since, sadly
passed away.  However, it is acknowledged that planning permission was granted in 2010 for a change of
use of the building from a shed to a shop in the grounds, selling restored furniture & collectables (ref:
3PL/2009/1082/CU).  Having carried out a desk based assessment, it would appear that the planning
permission was implemented.

1.4  The Design and Access Statement states that the building itself is structurally sound and weathertight
and will not require any major works to allow for its conversion from a storage building to a dwelling.  Having
carried out a site visit, it is accepted that the building appears to be in sound structural condition and capable
of conversion.

2.0  Impact on the character and appearance of the area

2.1  Policy GEN 02 of the Local Plan (adopted) states that the Council will require high quality design in all
new development within the District.  New development proposals are expected to meet a number of key
tests, including respecting and being sensitive to the character of the surrounding area.  Policy COM 01 of
the Local Plan (adopted) is concerned with design and provides additional detailed criteria that all new
development should meet, including the need for development to integrate to a high degree of compatibility
with the surrounding area.

2.2  Paragraph 127 of the NPPF (2019) sets out a range of criteria that new development proposals should
meet, including (but not limited to) a requirement that developments must be sympathetic to local character
and history, including the surrounding built environment and landscape setting.

2.3  The Design and Access Statement submitted in support of the application advises that the principal
structure will remain intact with additional timber framing to trim proposed openings to form doorways and
windows.  It is also proposed that a new floor slab be laid to allow for the introduction of an underfloor heating
system connected to the air source heat pump primary heating system.  Furthermore, the proposed
conversion will be insulated to at least the standard required by the Building Regulations.

BRECKLAND COUNCIL - PLANNING COMMITTEE - 25th January 2021

COMREPORT (ODB-Ocella One Click Agenda/Officer report)



2.4  The Design and Access Statement also advises that the existing storage building is clad in black stained
timber boarding and it is proposed that this be altered to suit the fenestration that is proposed and
supplemented with new cladding to match the existing, where necessary.  Additionally, the felted roof is to be
replaced with a standing seam zinc roof and rainwater goods installed as Black UPVC.

2.5  It is accepted that the building is already in existence and the conversion works proposed would improve
the overall function and appearance of it, for the purpose of creating a separate dwelling.

3.0  Impact upon amenity

3.1  Policy COM 03 of the Local Plan (adopted) states that development will not be permitted, which causes
unacceptable effects on the residential amenity of neighbouring occupants, or does not provide for adequate
levels of amenity for future occupants.  Consideration will be had to a number of factors including (but not
limited to); the protection of adequate areas of usable and secluded private amenity space for the occupiers
of existing dwellings; the provision of adequate areas of usable and secluded private amenity space for the
occupiers of proposed dwellings, in keeping with the character of the immediate surrounding areas;
overlooking of windows of habitable rooms and private amenity space; overbearing impact / visual
dominance and overshadowing of private amenity space.

3.2  It is acknowledged, given the size of the building and available space surrounding it, that the proposal is
for a smaller modest two bedroom dwelling with open space living.  However, having assessed the submitted
material, including plans, it is considered that whilst the proposal would ensure the protection of adequate
areas of useable and secluded private amenity space for the occupiers of existing dwellings, given the
restricted dimensions of the plot, the proposal would fail to provide adequate areas of usable and secluded
private amenity space for the occupiers of the proposed dwelling, in keeping with the character of the
immediate surrounding areas.

3.3  Having regard to existing fenestration on the south east elevation of the host dwelling and the proximity
of it to the application site, as well as taking account of the submitted floor plans for the proposed dwelling, it
is considered that the proposal would likely have an adverse impact in terms of loss of privacy and
overlooking for occupants of the proposed dwelling.  Whilst it is appreciated that there would be an element
of buyer beware, this in itself is not justification to allow unacceptable forms of development in the first
instance.  With this in mind, the proposal is considered to be contrary to the aims and objectives of Policy
COM 03 of the Breckland Local Plan (adopted 2019) and paragraph 127 of the NPPF (2019).

4.0  Highway safety

4.1  Paragraph 108 of the NPPF (2019) states that applications for development should ensure that;

- appropriate opportunities to promote sustainable transport modes can be (or have been) taken up, given
the type of development and its location;
- safe and suitable access to the site can be achieved for all users; and,
- any significant impacts from the development on the transport network (in terms of capacity and
congestion), or on highway safety, can be cost effectively mitigated to an acceptable degree.

4.2  Paragraph 109 of the NPPF (2019) states that development should only be prevented or refused on
highways grounds if there would be an unacceptable impact on highway safety, or the residual cumulative
impacts on the road network would be severe.

4.3  Policy COM 01(m) states that new development should not compromise highway safety.  In addition, it
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should enable safe access for vehicles and for walking and cycling.

4.4  The application is accompanied by a proposed site layout plan, which shows parking provision for two
vehicles on site.  However, it is noted that very little space is provided for on-site vehicle turning, which could
be problematic for any future occupants of the proposed dwelling.  The Local Highway Authority have
advised that the land, which comprises the visibility splay to the east of the proposed new access does not lie
within the applicant's control.  Highways had previously advised that the applicant should arrange for the
highway boundary to be verified to establish the extent of land, which lies in third party ownership and to
determine who owns the hedge which must be kept maintained at a height not exceeding 1.05m above
carriageway level.

4.5  The applicant has now included the land required for the splay within the application red line.  The
provision of visibility from the new site access onto Attleborough Road is fundamental to the scheme being
acceptable in highway terms and, notwithstanding that the extent of public highway has not been clarified.
On the basis that the red line includes the visibility splay, the Local Highway Authority have raised no
objection to the proposal, subject to the inclusion of conditions.

4.6  In light of the revised plans, which include a larger area within the red line, the applicant was asked to
clarify whether all of the land remains within their ownership, and if not, they will need to serve notice on all
other land owners / interested parties.  The applicant has confirmed that the necessary notices have been
served, a copy of which has been submitted to the Local Planning Authority, along with an amended
application form to reflect the correct ownership certificate.

4.7  Whilst the Local Planning Authority consider on-site vehicle maneuverability to be very tight, it is
accepted that the Local Highway Authority have not raised any objections.  Therefore, on balance, the
proposal is considered broadly acceptable, having due regard to Policies COM 01(m), (n), TR 01 and TR 02
of the Breckland Local Plan and paragraph 108 of the NPPF (2019).

5.0  Conclusion

5.1  In consideration of the overall planning balance of the scheme, whilst it is appreciated that the proposal
would result in the re-use of a building, considered to be surplus to requirements, for use as a residential
dwelling, it would result in a cramped form of development, with an unsatisfactory level of private amenity
space afforded to any future occupants.  The proposal is therefore considered to be contrary to Policy COM
03 of the Breckland Local Plan (adopted 2019) and paragraph 127 of the NPPF (2019).  Accordingly it is
recommended for refusal.

RECOMMENDATION

The application is recommended for refusal for the following reasons.

REASON(S) FOR REFUSAL

1 Non-std reason for refusal
In view of the shape and restricted dimensions of the plot, the conversion of the existing
building to form a separate dwellinghouse will result in a cramped form of development.  The
amenities that could be expected to accrue to the occupants of the proposed dwelling would
be unsatisfactory by virtue of inadequate areas of usable and secluded private amenity
space provision, not in keeping with the character of the immediate surrounding area.  In
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addition, it would result in direct overlooking of windows of habitable rooms and private
amenity space from the existing host dwelling, contrary to Policy COM 01 of the Breckland
Local Plan (adopted 2019) and paragraph 127 of the NPPF (2019).
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