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Appeal Decision
Site visit made on 24 August 2021 by Ms S Maur

Decision by K Taylor BSc (Hons) PGDip MRTPI

an Inspector appointed by the Secretary of State

Decision date: 22 December 2021

Appeal Ref: APP/W3330/D/21/3274240
Site Address: Barnoaks, Worthy Lane, Creech-ST Michael, Taunton,
Somerset

e The appeal is made under section 78 of the Town and Country Planning Act 1990
against a refusal to grant planning permission.

e The appeal is made by Mrs E Holland against the decision of Somerset West and
Taunton Deane Borough Council.

e The application Ref 14/20/0053, dated 4 December 2020, was refused by notice dated
8 February 2021.

e The development proposed is alterations to existing garage to form home office
accommodations.

Decision
1. The appeal is dismissed.
Appeal Procedure

2. The site visit was undertaken by an Appeal Planning Officer whose
recommendation is set out below and to which the Inspector has had regard
before deciding the appeal.

Main Issue

3. The main issue is the effect of the alterations to the garage on the character
and appearance of the surrounding area.

Reasons for the Recommendation

4. The site is located to the north east of Creech St Michael and south of Creech
Heathfield. The appeal site consists of a detached dormer bungalow with an
existing garage located to the south west corner of the site. In its current form,
the garage is a modest building with a low roof height; it appears as clearly
ancillary to the host dwelling. The area is rural in character. The garage is the
first building located towards the west of this row of dwellings and outbuildings.
There is not a consistent building line, however, all the dwellings close to the
appeal site are set back from the road. The buildings close to the highway are
all modest buildings of a low height. This has resulted in an open character to
the front of the houses.

5. The proposal consists of the conversion of, and alterations to, the existing
garage to form a home office on the ground floor and raising the roof to add a
first floor to provide space for storage and a playroom. The first-floor extension
would be finished with horizontal timber clad walls and a tiled roof.

6. The height of the proposed alterations to the garage would result in a building
that is of a significant height close to the road. This would disrupt the
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established character of the area where buildings close to the highway have a
modest height. This would result in harm to the character and setting of the
main dwelling and the character and appearance of the street scene and this
part of the settlement.

7. The ridge line would run north/south to the street and there is landscaping
along the side boundary to the west, which together would reduce the impact
when viewed from the street on approach from the west. Similar roofing
materials to those on the dwelling would be used. However, these factors
would not mitigate against the harm caused when viewed head on and on
approach from the east. The example provided, whilst a relatively large
building, given its location and relationship to the host building is different as it
is tucked away at the end of a private road. Therefore, this development does
not have the same effect on the character and appearance of the area.

8. For the reasons identified above, the alterations to the garage would result in
harm to the character and appearance of the area. This would conflict with
Policy DM1 of the Adopted Taunton Deane Core Strategy 2011-2028 which
seeks development that does not cause harm to the character and appearance
of the host dwelling and street scene. There would also conflict with Policy D6
of the Taunton Deane Adopted Site Allocations and Development Management
Plan 2016 (SA&DMP) in so far as it requires buildings with ancillary
accommodation to not harm the character of the main dwelling. In addition,
there would be conflict with the National Planning Policy Framework, which
seeks to achieve good design and reflect the character of the area.

9. Any lack of conflict with other aspects of Policy D6 of the SA&DMP are neutral
matters. As Policy D5 of the SA&DMP deals exclusively with extensions to
dwellings, it would not be relevant to an application relating to an outbuilding.
However, this does not minimise the conflict with the relevant policies in the
development plan or the associated harm.

Other Matters

10. There would be benefits of having a home office on the ground floor and a
playroom/ storage at first floor, however these are private benefits and only
relate to a single household. As such they only carry limited weight and do not
outweigh the harm that would be caused by the proposed development.

11. Although the existing garage is in a state of significant disrepair, the appeal
scheme would not be the only means of rectifying this. The lack of any
substantive impacts on biodiversity is a neutral matter in the overall
consideration of the appeal. I have taken account of the support for the
scheme and lack of objection from the Parish Council; however, I must reach
my own view on the main issue in the appeal.

Conclusion and Recommendation

12. Based on the above, and having regard to all matters raised, I recommend that
the appeal should be dismissed.

Ms S Maur
APPEAL PLANNING OFFICER
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Inspector’s Decision

13. I have considered all the submitted evidence and the Appeal Planning Officer’s
report and on that basis the appeal is dismissed.

K Taylor

INSPECTOR
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