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The application has been brought before the Area Committee as it falls
outside the Scheme of Delegation.

Access to the site from the High Street, with Bramley Bed Centre to the left

Southern elevation of the
Old barn on approach

View of Old Barn from north
of site
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Rear elevation of barn along access track to east

Site Description

The site the subject of this application is located to the north east of the A281
High Street to the south east of the village of Bramley. The site comprises a
semi detached listed barn building, which is part of a cluster of three barns.
This includes a detached listed barn fronting the A281, which houses the
Bramley Bed Centre, and an adjoining listed L-shaped barn to the immediate
north. This barn has permission for its conversion into 3 residential units,
granted under applications WA/2004/1670 and 1671.

The site is bordered by residential properties to the north, east and west of the
site, and is accessed via a private track. Beyond the site to the north lies
Bramley Bowling Club, with the North Downs Link lying to the east of the site.

Proposal

The proposal seeks the conversion of the existing barn to two residential
properties, comprising a change of use from Bl office use to residential
accommodation. The proposals involve alterations to the elevations of the
property, including an increase in ridge height from 5.4m to 6.4m, the lowering
of the eaves height from 3.3m to 2.9m and the replacement of existing flat
roofed dormers with pitched roof dormers.

Changes are also proposed to the fenestration at ground floor level to provide
two ground floor windows and a door to the front elevation, a domestic door to
the south elevation and three small windows to the rear elevation.

Parking would be provided to the front of the dwelling, with the existing
courtyard re-aligned to provide five parking spaces for the proposed new
dwellings and three new dwellings permitted at the adjoining barn under
permission WA/2004/1670. Amenity spaces, surfaced with Indian stone,
would be provided to the north and south of the proposed new dwellings, with
the front courtyard re-surfaced with concrete setts.
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Proposed site plan

Proposed elevations
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Proposed floor plans

Relevant Planning History

WA/2009/1448 Application for Listed Building Consent for
conversion, extension and alteration of
office unit to provide two residential units
along with alteration to car parking layout
(as amended by plans received 27/11/09)

WA/2004/1671 Application for Listed Building Consent for
internal and external alterations and
demolition of extension.

WA/2004/1670 Change of use, demolition of extensions
and alterations to rear barn to provide 3

Listed Blg
Consent Granted
30/11/2009
Listed Blg
Consent Granted
17/09/2004

Full Permission
11/10/2004
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dwellings with retention of existing office
use in the remainder of the buildings
together with associated works and car
parking.

WA/2004/0305 Application for Listed Building Consent for Withdrawn
internal and external alterations and 31/03/2004
demolition of extension.

WA/2004/0304 Change of use, demolition of extension Withdrawn
and alterations to rear barn to provide 2 31/03/2004
dwellings with retention of existing office
use in the remainder of the building
together with associated works and car
parking.

HM/R17430 Toilet accommodation Approve

19/11/1968

Planning Policy Constraints

Green Belt — within the rural settlement boundary
Bramley Conservation Area

Setting of a Listed Building

High Archeological Potential

Waste Tip

Development Plan Policies and Proposals

Policies D1, D4, D13, D14, HE3, HES8, HE14, H4, H10 and IC2 of the
Waverley Borough Local Plan 2002
Policies CC6, H5, BE6 and SP5 of the South East Plan 2009

Consultations and Town/Parish Council Comments

Bramley Parish Council — Not yet received. To be reported orally
County Highway Authority — No objection. Condition recommended
Environmental Health Officer — Condition recommended

Estates and Valuation Manager — The general economic climate and the
position of the property are against its business use.

County Archaeologist — No objection

Representations

Three letters of objection have been received, objecting to:
- Over development of the site
- Inadequate parking provision
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Determining Issues

- The loss of commercial use on site
- Impact upon the amenities of neighbouring properties
- Provision of suitable parking and amenity spaces

Planning Considerations

Loss of commercial space

Policy IC2 of the Local Plan states that the loss of suitably located industrial
and commercial land will be resisted. The existing premises, albeit small
scale, are considered to constitute ‘suitably located’ commercial land within
the definition of Policy IC2. The final paragraph of Policy IC2 states that “... In
giving consideration to applications which conflict with this policy, the Council
will require the applicant to demonstrate that there is no need for the site to be
retained for employment purposes.”

It is noted that the proposal involves the loss of B1 office space. The applicant
has submitted a marketing report, which concludes that the Old Barn is no
longer suitable as office premises.

The Council's Estates and Valuation Manager has been consulted on the
proposal and considers that sufficient marketing of the property as an office
premises has taken place over the past two years and that the rental level is
acceptable for the tertiary position of the site. It is noted that the current
economic climate, and peripheral location of the premises, are not conducive
to the site’s continued use as a business premises. It is therefore considered
that the conversion of the property to residential units is an acceptable re-use
in line with the exception criteria of Policy IC2 of the Local Plan.

Neighbouring and visual amenities

It is considered that there would be no detriment to neighbouring amenity as a
result of the proposal. It is noted that The Cottage has a side facing first floor
window that overlooks the proposed parking/amenity space of the site.
However, the barn is sited approximately 15.3m from this dwelling, and as
such the potential to overlook this property would be limited.

The proposal would not result in any detriment to the visual amenities of the
site in general. The proposal would be accommodated within the existing
footprint of the building, albeit with a higher ridge height and slightly lowered
eaves height. The proposed dormer windows would represent a visual
improvement upon the existing dormer windows, which are flat roofed and of
little amenity value. The pitched roof dormers would not add any additional
bulk to the roof of the building and would not add to any further opportunities
for overlooking of neighbouring dwellings.
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Officers note that the site is small and that concerns have been raised by
neighbours with regards to the over development of the site. However, the site
has previously been in use as commercial premises, and the proposed
conversion is not considered to be any more harmful in terms of the amount of
development than that associated with the previous use.

Archaeological Potential

The County Archaeologist has responded that as the proposal does not
involve substantial alteration or significant amounts of ground disturbance, no
archaeological concerns are raised. Officers concur with this observation.

Provision of amenity space

The applicant has shown some amenity space for the two properties,
comprising small paved areas to the south of Unit 5 and to the north of Unit 4.
Policy H10 states that each dwelling should have access to a useable outdoor
space and dwellings intended for family occupation should make appropriate
provisions for children’s play.

It is noted that this amenity space is limited in terms of its scale. However, the
proposed units are small in scale, comprising one and two bedroom
properties, suggesting that they would likely not be suitable for family
occupation. The properties are also located close to other amenity spaces,
such as the North Downs Link to the immediate east, which is accessible
further up the entrance track, and Bramley village centre is within walking
distance. Bin storage has been shown on the submitted plans, and officers
are therefore satisfied that adequate amenity space has been provided for the
needs of the occupants of the development.

Access and Parking

Access would be via the existing unmade track onto the A281 with two
parking spaces provided to the front of the barn. The County Highway
Authority raised no objection to the proposal in terms of highway safety and
parking.

The applicant has indicated that the approved parking scheme for the
approved development at WA/2004/1670, would be re-aligned to provide
parking spaces to the front of the dwellings. It is noted that 5 spaces were
shown on application WA/2004/1670 and 1671 for the adjacent barn, and two
spaces were clearly to be retained for use in conjunction with the commercial
use of the Old Barn. Officers are satisfied that the proposal provides adequate
parking for dwellings, given the location of the site close to Bramley Village
Centre.

Contaminated land

It is noted that the site partially constitutes potentially contaminated land. The
Council's Contaminated Land officer has been consulted, and has deemed
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that it is appropriate to ensure that if contamination is found during the course
of development that an investigation and risk assessment are carried out. This
should be conditioned if permission is granted.

Impact upon Conservation Area and adjacent Listed Building

The proposed development is considered to preserve the character of the
Bramley Conservation Area. The impact of the development upon the historic
fabric and character of the listed barn was considered under approved listed
building application WA/2008/1448. The proposed development is considered
to be compatible with the siting, style and scale of the adjacent listed building,
and thus would not result in any material harm to the setting. The proposal is
therefore considered compliant with the requirements of Policy HE3 of the
Local Plan.

Infrastructure tariff

The proposed development is for the conversion of office space into 1no. 1-
bedroom dwelling and 1no. 2-bedroom dwelling. A contribution of £2957.04 is
therefore required in accordance with the Council’s Planning Infrastructure
Contributions SPD (adopted April 2008). A S106 Agreement has been
completed in respect of this contribution and as such the application is
compliant with the Council’'s SPD.

Conclusion

This scheme would create two small units of residential accommodation within
the village. Whilst there would be a loss of commercial space, this is
considered acceptable against the relevant policy test. The proposed
development is not considered to represent significant harm to the character
or visual amenities of the Conservation Area and would not cause significant
detriment to neighbouring amenity. The applicant has demonstrated that
sufficient parking and amenity space have been provided, and has completed
a Section 106 agreement in respect of Planning Infrastructure Contributions.
The proposal is therefore considered acceptable.

Recommendation

That subject to any further comments or recommendations, permission be
GRANTED subiject to the following conditions:

1. Condition
No development shall take place until samples of the materials to be
used in the construction of the hard surface areas of the development
hereby permitted have been submitted to and approved in writing by
the Local Planning Authority. Development shall be carried out in
accordance with the approved details.
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Reason
In the interests of the visual amenities of the area in accordance with
Policies D1, D4 and HE8 of the Waverley Borough Local Plan 2002.

Condition

No floodlights or other forms of external lighting shall be installed on
the building, other than that approved as part of this development,
without the prior permission, in writing, of the Local Planning Authority.

Reason

In the interests of the amenities of the neighbouring properties and to
accord with Policies D1 and D4 of the Waverley Borough Local Plan
2002.

Condition

No development shall take place until a detailed landscaping scheme
has been submitted to and approved by the Local Planning Authority in
writing. The landscaping scheme shall be carried out strictly in
accordance with the agreed details and shall be carried out within the
first planting season after commencement of the development or as
otherwise agreed in writing with the Local Planning Authority. The
landscaping shall be maintained to the satisfaction of the Local
Planning Authority for a period of 5 years after planting, such
maintenance to include the replacement of any trees and shrubs that
die or have otherwise become, in the opinion of the Local Planning
Authority, seriously damaged or defective. Such replacements to be of
same species and size as those originally planted.

Reason
In the interests of the character and amenity of the area and to accord
with Policies D1 and D4 of the Waverley Borough Local Plan 2002.

Condition

The plan numbers to which this permission relates are 09/28/01 Rev A
received 27/11/09, 09/28/02 Rev A received 27/11/09, 09/28/03 and
Block Plan at a scale of 1:200 received 05/10/09. The development
shall be carried out in accordance with the approved plans. No
material variation from these plans shall take place unless otherwise
first agreed in writing with the Local Planning Authority.

Reason

In order that the development hereby permitted shall be fully
implemented in complete accordance with the approved plans and to
accord with Policies D1 and D4 of the Waverley Borough Local Plan
2002.
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SUMMARY OF REASONS FOR GRANTING PERMISSION

The development hereby granted has been assessed against the following
Development Plan policies: Policies D1, D4, D13, D14, HE3, HES8, HE14, H4,
H10 and IC2 of the Waverley Borough Local Plan 2002, Policies CC6, H5,
BE6 and SP5 of the South East Plan 2009 and material considerations,
including third party representations. It has been concluded that the
development would not result in any harm that would justify refusal in the
public interest.

Informatives

1.

"IMPORTANT" This planning permission contains certain conditions
precedent that state 'before development commences' or 'prior to
commencement of any development' (or similar). As a result these must
be discharged prior to ANY development activity taking place on site.
Commencement of development without having complied with these
conditions will make any development unauthorised and possibly subject
to enforcement action such as a Stop Notice. If the conditions have not
been subsequently satisfactorily discharged within the time allowed to
implement the permission then the development will remain unauthorised.

On 6 April 2008 a new fee was introduced by the Town and Country
Planning (Fees of Applications and Deemed Applications) (Amendment)
(England) Regulations 2008. This fee relates to requests to discharge a
condition on a planning consent. The fee payable is £85.00 or a reduced
rate of £25.00 for household applications. The fee is charged per written
request not per condition to be discharged. A Conditions Discharge form
is available and can be downloaded from our web site.

Please note that the fee is refundable if the Local Planning Authority

concerned has failed to discharge the condition by 12 weeks after receipt
of the required information.
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