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Schedule of Planning Applications          Committee Date: 9 August 2017 
 
Reference: 06/17/0340/F 

Parish: Belton with Browston 
Officer: Mr G Clarke 

      Expiry Date: 11-08-2017 
Applicant: Mr R Smith 
 
Proposal: Removal of condition 5 of planning permission 06/15/0043/F and 

condition 3 of planning permission 06/14/0099/F to allow annexe to be 
used as a separate dwelling. 

 
Site:  The Manor Barn 
  Browston Lane 
  Browston   
 
 
REPORT 
 
1 Background / History :- 
 
1.1 The Manor Barn is detached building to the south of The Manor House, which 

is a grade II listed building standing in large grounds to the west of Browston 
Lane, the building is a former cart shed that was granted approval for 
conversion to an annexe in 2014 (06/14/0099/F).  There is another house 
approximately 50m to the south of the annexe, Manor Farm Cottage, other 
than this there are no other dwellings in the immediate area. 

 
1.2 The building that is now the annexe was originally a cart shed for the Manor 

House, planning permission was originally granted for its use as an annexe in 
2007 (06/07/0702/F), this permission was not implemented and a further 
application for an annexe was submitted and approved in 2014 
(06/14/0099/F).  Prior to this planning permission had been refused for its 
conversion to three, one-bedroom letting apartments in 2005 (06/05/0609/CU) 
and another application for the conversion of the cart shed to a one bedroom 
letting apartment was withdrawn before a decision was made in 2006 
(06/06/0512/F).  The reasons for refusal of the first application were that the 
access onto Browston Lane was not suitable to serve further development 
and the site was not an appropriate location for new holiday development.  

 
1.3 In 2015 planning permission was granted for an extension to create an 

additional room to the annexe to provide space for a live in carer 
(06/15/0043/F).  In 2016 a planning application was submitted for the removal 
of the occupancy condition which limits the use of the annexe to the occupiers 
of The Manor House or their dependents (06/16/0227/F).  This application 
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was refused on the grounds that the removal of the condition would result in 
the formation of a new dwelling in the countryside outside any area where 
residential development would normally be permitted and that sufficient 
evidence to support a need for a dwelling contrary to policy had not been 
provided.  The applicant appealed against the refusal but the appeal was 
dismissed on 24th February 2017, the main reasons for the decision were the 
lack of accessible local services and the increase in travel by private car. 

 
2 Consultations :- 
 
2.1 Highways – no objection. 
 
2.2 Parish Council – objects, an annexe is usually attached to the main building 

therefore this dwelling must be retained within the curtilage of the main 
property and not sold as a separate dwelling. 

 
2.3 Local residents – two letters of objection have been received, copies of which 

are attached, the main reasons for objection are that the building has 
previously been refused permission to be used as a separate dwelling. 

 
2.4 Strategic Planning Officer – supports the application. 
 
3 Policy :- 
 
3.1 POLICY HOU10 
 

 Permission for new dwellings in the countryside will only be given if required 
in connection with agriculture, forestry, organised recreation, or the expansion 
of existing institutions. 
 
The council will need to be satisfied in relation to each of the following criteria: 
 
(i)  the dwelling must be required for the purpose stated 
 
(ii) It will need to be demonstrated that it is essential in the interests of good 

agriculture or management that an employee should live on the holding or 
site rather than in a town or village nearby 

 
(iii) there is no appropriate alternative accommodation existing or with 

planning permission available either on the holding or site or in the near 
vicinity 

 
(iv) the need for the dwelling has received the unequivocal support of a 

suitably qualified independent appraiser 
 
(v) The holding or operation is reasonably likely to materialise and is capable 

of being sustained for a reasonable period of time.  (in appropriate cases 
evidence may be required that the undertaking has a sound financial 
basis) 
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(vi) the dwelling should normally be no larger than 120 square metres in size 
and sited in close proximity to existing groups of buildings on the holding 
or site 

 
(vii) a condition will be imposed on all dwellings permitted on the basis of a 

justified need to ensure that the occupation of the dwellings shall be 
limited to persons solely or mainly working or last employed in agriculture, 
forestry, organised recreation or an existing institution in the locality 
including any dependants of such a person residing with them, or a widow 
or widower or such a person 

 
(viii)where there are existing dwellings on the holding or site that are not 

subject to an occupancy condition and the independent appraiser has 
indicated that a further dwelling is essential, an occupancy condition will 
be imposed on the existing dwelling on the holding or site 

 
(ix) applicants seeking the removal of any occupancy condition will be 

required to provide evidence that the dwelling has been actively and 
widely advertised for a period of not less than twelve months at a price 
which reflects the occupancy conditions* 

 
In assessing the merits of agricultural or forestry related applications, the 

following additional safeguard may be applied:- 
 
(x) where the need for a dwelling relates to a newly established or proposed 

agricultural enterprise, permission is likely to be granted initially only for 
temporary accommodation for two or three years in order to enable the 
applicant to fully establish the sustainability of and his commitment to the 
agricultural enterprise 

 
(xi) where the agricultural need for a new dwelling arises from an intensive 

type of agriculture on a small acreage of land, or where farm land and a 
farm dwelling (which formerly served the land) have recently been sold off 
separately from each other, a section 106 agreement will be sought to tie 
the new dwelling and the land on which the agricultural need arises to 
each other. 

 
Note: - this would normally be at least 30% below the open market value of 
the property. 

 
3.2 POLICY HOU11  
 

Outside the urban areas of Great Yarmouth, Gorleston and Bradwell and the 
village development limits shown on the proposals map for other settlements, 
proposals for the change of use of existing buildings to residential use will be 
permitted where: 

 
(A) the applicant can demonstrate that every reasonable attempt has been 

made to secure suitable commercial re-use; or 
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(B) residential conversion is a subordinate part of a scheme for commercial 
re-use; and, 

 
(C) the building is suitable for conversion enabling residential use to be 

achieved without extensive alteration, rebuilding and/or extension; 
 
(D) the form, bulk and general design of the building is in keeping with its 

surroundings; 
 
(E) suitable access can be provided which does not significantly harm the 

appearance of the building, or its setting, or the surrounding countryside; 
 
(F) the proposal complies with other relevant policies of the plan. 
 
(Objective: to allow development in the countryside only where there is a 
proven long-term need.) 

 
4 Assessment :- 
 
4.1 The annexe was originally created for the applicant’s grandmother and was 

occupied by her until she passed away in February 2016, the building is 
currently unoccupied.  The proposal is to remove condition 5 of planning 
permission 06/15/0043/F and condition 3 of planning permission 06/14/0099/F 
which was the original approval for the annexe.  The wording of the condition 
is as follows:- 

 
“The additional accommodation hereby permitted shall only be used by the 
occupiers of The Manor House, or their dependents, and shall not be used as 
a separate dwelling or let separately for holiday purposes”. 

 
4.2 A similar application was refused earlier this year and subsequently dismissed 

on appeal, in the decision letter the Inspector did not consider that the use of 
the annexe as a separate dwelling would detract from the setting of the listed 
building or cause any harm to the character and appearance of the 
countryside.  The reasons for dismissing the appeal were that are no services 
in Browston, that travel by private motor vehicle is the only realistic option on 
a day to day basis and the proposal was contrary to the aims of Policy HOU10 
and paragraph 55 of the National Planning Policy Framework which aim to 
restrict the spread of new housing in the countryside.  The Inspector 
considered whether there is a shortfall in housing land supply within the 
Borough but decided that the adverse impacts of granting permission would 
significantly outweigh the benefits and the proposal would not be sustainable 
development. 

 
4.3 Since the appeal was dismissed the applicant’s personal circumstances have 

changed and there is a need for his parents to live in the annexe to help to 
look after family members who are suffering from ill health.  They could do this 
with the existing conditions being in place but are reluctant to do so with the 
conditions attached as they would like to move there full time and they would 
have to move out if The Manor House was sold in the future.  There would be 
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little difference in traffic movements if the parents occupied the annexe with 
the conditions in place or as a separate dwelling so it may be considered that 
on further consideration the reasons for dismissing the appeal can be 
overcome. 

 
4.4 The Planning Statement that accompanies the application refers to two recent 

approvals for conversion of buildings to dwellings in the nearby area at 
Hobland House and High House.  These applications were different in that 
they were empty, unused buildings that could be considered as acceptable for 
conversion under saved Policy HOU11 which allows for the conversion of 
rural building to dwellings. 

 
4.5 As the previous application was dismissed on appeal earlier this year the 

recommendation is to refuse, however Members may consider that, taking 
into account the exceptional circumstances in this case, the use of the annexe 
as a separate dwelling without complying with the conditions will not cause 
any harm to the character of the area or result in any significant increase in 
traffic movements and an exception to Policy made be made in this instance. 

 
5 RECOMMENDATION :-  
 
5.1 Refuse – the proposal is contrary to saved Policy HOU10 and the aims of 

Paragraph 55 of the NPPF. 
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