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TOWN AND COUNTRY PLANNING ACT 1990

Ian Sullivan Architecture Ltd
101 Victoria Road 
Old Town 
SWINDON
SN1 3BD 

Applicant: 
James Ridgley

PART I - DETAILS OF APPLICATION

Date of Application Application No.
21st December 2017 17/03522/FULMAJ

THE PROPOSAL AND LOCATION OF THE DEVELOPMENT:

Redevelopment involving 'change of use' from self service livery stable (sui generis) to a 
single dwelling (C3) together with associated works.
Land at, Lawrences Lane, Thatcham, Berkshire   

PART II - DECISION

In pursuance of its powers under the Town and Country Planning Act 1990, West 
Berkshire District Council REFUSES planning permission for the development 
referred to in Part I in accordance with the submitted application form and plans, for 
the following reason(s):-

1. The Housing Site Allocations Development Plan Document's Policy C4 provides guidance for 
the conversion of existing redundant buildings in the countryside to residential use. The policy 
indicates that the conversion of existing redundant buildings to residential use will be permitted 
subject to certain criteria. The Council has no Policy for the "replacement of buildings in the 
countryside by dwellings. The relevant Policy C4 only allows for the conversion of structurally sound 
buildings. 

The proposed redevelopment consists of a derelict building which is not structurally sound for 
conversion without requiring extensive redevelopment as outlined in the structural report. The 
structural report assumes "that the existing roof covering, cladding will be removed and replaced with 
more robust materials and that this will result in applied load to the structure." The report goes further 
to recommend strengthening of the building's structure with a "series of internal steel frames" and that 
these will "prop the roof". In addition it is stated that the existing ground floor slab will be replaced as 
the new steel frames will require new foundations. This amounts to extensive redevelopment beyond 
the scope of Policy C4.

Case law appears to be consistent with West Berkshire Council's policies in terms of what constitutes 
a conversion and when alterations are considered substantial, with emphasis being placed on 
retaining the original character and appearance of the buildings subject to conversion.



The comprehensive internal and external alterations of the building proposed, will amount to an 
extensive and unacceptable level of alterations and rebuilding of the existing stable block which runs 
contrary to the criteria Policies C1;C3 and C4 of the Housing Site Allocations Development Plan 
Document (HSA DPD).

2. The stable block is unattractive, of poor construction and in an advanced state of disrepair, 
when taking into account that the stable block would be significantly altered to include new windows, 
walls and structural reinforcement the resulting design would be noticeably different from the existing  
unobtrusive, rural building and more visually prominent on the site. The proposal is not of high quality 
design and would not sit well in the surrounding area or respect the local building styles and 
materials. The proposed development is contrary to the NPPF, Policy CS14 of the West Berkshire 
Core Strategy (2012) and Policy C3 of the Housing Site Allocations Development Plan Document

3. The NPPF identifies three dimensions to sustainable development: economic, social and 
environmental. The policies of the NPPF, taken as a whole, constitute the Government's view of what 
sustainable development in England means in practice for the planning system and emphasises that 
a presumption in favour of sustainable development should be the basis for every plan, and every 
decision.

Economic dimension: It is considered that the proposal makes no significant contribution to the wider 
economic dimensions of sustainable development. 

Environmental dimension: With regard to the environmental role of fundamentally contributing to 
protecting and enhancing our natural, built and historic environment the impact on the character and 
appearance of the surrounding area has been assessed as part of this application and the proposed 
development has been found to have an unacceptable detrimental impact on the character and 
appearance of the area, through extensive alterations and development which will alter the structure 
and appearance of the existing building.

Social dimension: The development makes no significant contribution to social aspects of 
sustainability. 

For the above reasons it is considered that the proposed development is not sustainable development 
as defined within the NPPF.

If you require further information on this decision please contact the Council via the 
Customer Call Centre on 01635 519111.

INFORMATIVE:

1 In attempting to determine the application in a way that can foster the delivery of 
sustainable development, the local planning authority has approached this decision in a 
positive way having regard to Development Plan policies and available guidance to try to 
secure high quality appropriate development.  In this application whilst there has been a need 
to balance conflicting considerations, the local planning authority has also been unable to find 
an acceptable solution to the problems with the development so that the development can be 
said to improve the economic, social and environmental conditions of the area.



Decision Date :- 22nd March 2018

Gary Lugg
Head of Development and Planning
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Appeal Decision 
Site visit made on 4 December 2018 

by Baljit K Muston BA(Hons) PGDip MBA MRTPI 

an Inspector appointed by the Secretary of State  

Decision date:  10 January 2019 
 
Appeal Ref: APP/W0340/W/18/3207500 
Land at Lawrences Lane, Thatcham, Berkshire RG18 3LF 
 The appeal is made under section 78 of the Town and Country Planning Act 1990 

against a refusal to grant planning permission. 
 The appeal is made by Mr James Ridgley against the decision of West Berkshire Council. 
 The application Ref 17/03522/FULMAJ, dated 15 December 2017, was refused by notice 

dated 22 March 2018. 
 The development proposed is redevelopment, involving a change of use from self 

service livery stable (sui generis) to a single dwelling (C3), together with associated 
works. 

 

 
Decision 

1. The appeal is dismissed.  

Preliminary Matters 

2. The revised National Planning Policy Framework (the Framework) has been 
published since the appeal was lodged.  Both main parties were given the 
opportunity to comment on any relevant implications for the appeal.  I have 
had regard to any responses and the Framework in reaching my decision. 

Main Issues 

3. I consider the main issues in this case to be:- 

 whether the proposed change of use to a dwelling is acceptable on this 
site, taking into account the relevant policies of the West Berkshire 
Housing Site Allocations Development Plan Document 2006-2026 
(adopted 2017) (HSADPD), and 

 the effect of the proposal on the character and appearance of the area. 

Reasons 

Whether the proposal is acceptable on this site  

4. Policy C1 of the HSADPD says that “there will be a presumption against new 
residential development outside of the settlement boundaries” and that 
exceptions to this include the conversion of redundant buildings.  Both main 
parties agree that the dwelling is outside the settlement boundary of Thatcham 
and that no exception to Policy C1, other than the conversion of rural buildings, 
is relevant to this appeal.   
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5. Policy C4 of the HSADPD deals with the conversion of existing redundant 
buildings to residential use, saying that these will be permitted, providing that 
a number of criteria are complied with.  One of these is that “the proposal 
involves a building that is structurally sound and capable of conversion without 
substantial rebuilding, extension or alteration”.  The appeal proposal does not 
include extensions.  The disagreement between the main parties on this main 
issue essentially comes down to whether the building is structurally sound and 
whether it is capable of conversion without substantial rebuilding and/or 
alteration.   

6. The appellant commissioned a Structural Inspection Report (SIR), which was 
produced following a site visit in June 2017.  This suggests that the existing 
building is probably structurally sound and that it could be converted into a 
dwelling, stating in this respect that “the existing structure could remain”, 
although “strengthening would be required”.  However, the SIR also suggests 
that a new roof covering would be required, which would “result in a significant 
increase in applied load to the structure”, that the most likely strengthening 
would be “in the form of a series of internal steel frames”, which would “prop 
the roof structure and enable removal of the existing internal posts”.  It also 
suggests that the new steel frame would require foundations and that it seems 
likely that the existing ground floor slab would need to be “excavated and 
replaced with a new slab.” 

7. Based on the conclusions of the SIR, which the Council does not dispute, I 
consider it likely that the building is structurally sound.  On my site visit, I noted 
that the building is in need of repair, although to me it did not appear to be 
derelict.  However, the scale of works acknowledged to be necessary in the SIR, 
including new internal steel frames, the removal of the existing internal posts, a 
new roof covering, a new ground floor slab and new foundations, seems to me to 
amount to a conversion that would involve substantial alterations. 

8. The appellant argues that, were the proposal to benefit from permitted 
development rights under Schedule 2, Part 3, Class Q of the General Permitted 
Development Order 2005 (as amended), then extensive alterations to a 
building are allowed.  However, as he acknowledges, this building does not 
benefit from those rights.  It must instead be judged against the policies in the 
development plan.  In my view, the level of alterations required makes the 
proposal contrary to Policy C4 of the HSADPD.  It follows that the proposal 
would also conflict with Policy C1 of the HSADPD and that, in this respect, the 
proposed change of use to a dwelling is not acceptable on this site.   

Character and appearance of the area 

9. The appeal site is outside, but close to, the built up area of Thatcham.  The 
long boundary to Lawrences Lane is marked by a thick hedge of indigenous 
species.  On my site visit, I noted that the building is difficult to see from public 
viewpoints outside the site and that the hedge along Lawrences Lane prevents 
clear views into the site, even in winter.   

10. Were the proposal to go ahead, some works would need to take place to the 
access onto the lane, a gravel drive across the field would need to be laid and 
the alterations necessary to convert the existing building would result in a 
more obviously domestic appearance.  However, in this location, close to the 
edge of Thatcham, I do not consider that these changes would amount to 
harm.  I conclude that the proposal would not have an unacceptably adverse 
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effect on the character or appearance of the area, and would comply with 
Policy C3 of the HSADPD and Policy CS14 of the West Berkshire Core Strategy 
(2006-2026).  These policies seek, amongst other things, development that is 
designed having regard to and which respects the character of the area. 

Other Matters 

11. Local residents have raised other issues in relation to the appeal proposal, 
notably the impact of the proposal on the highway.  Lawrences Lane is a 
narrow lane, for much of its length being single track with very limited passing 
places.  However, the proposed dwelling would not generate any more traffic 
than the lawful use of the site as a self service livery stable.  It would not 
therefore be appropriate to resist the appeal proposal on highway safety 
grounds.   

12. The references to other development plan policies have been noted.  However, 
the development plan policies to which I have referred are considered the most 
relevant to this appeal. 

Conclusion 

13. I appreciate that the appeal proposal would add to the District’s housing supply 
in a location close to the facilities of a built up area, would provide economic 
benefits by providing work during the construction phase and additional 
customers for local services.  The site could also be classed as previously 
developed land.  I afford each of these benefits limited weight.  I have 
concluded that the proposal would not have an unacceptably adverse effect on 
the character or appearance of the area.  I also note that the Council did not 
object to the proposal in relation to its impact on the living conditions of 
neighbouring occupiers, the living conditions of future occupants, highways, 
green infrastructure or biodiversity.  However, a lack of harm in these respects 
is a neutral consideration that does not weigh for or against the proposal.   

14. I have found that the proposal would conflict with Policies C1 and C4 of the 
HSADPD.  These policies were adopted prior to the publication of the 
Framework.  However, paragraph 213 of the Framework makes it clear that 
existing policies should not be considered out-of-date simply for that reason.  I 
consider that in respect of this paragraph these policies are broadly consistent 
with the Framework.  Consequently, the conflict with these policies carries 
substantial weight.   

15. Section 38(6) of the Planning and Compulsory Purchase Act 2004 says that “if 
regard is to be had to the development plan for the purpose of any 
determination to be made under the planning Acts the determination must be 
made in accordance with the plan unless material considerations indicate 
otherwise”.  The proposal would conflict with the development plan as a whole 
and whilst there would be limited benefits associated with the proposal, I 
consider that there are no material considerations of such weight to lead me to 
the conclusion that the proposal should be determined other than in accordance 
with the development plan.  For the reasons given above, I conclude that the 
appeal should be dismissed. 

Baljit K Muston 
INSPECTOR 
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Applicant:  
James Ridgley 
 

 
  

PART I - DETAILS OF APPLICATION  

Date of Application Application No. 

1st February 2021 21/00232/FULMAJ  
 
THE PROPOSAL AND LOCATION OF THE DEVELOPMENT: 
 
Conversion involving 'change of use' from self service livery stable (sui generis) to form 
live/work unit (C3) with ancillary Office and associated works. 

Land at, Lawrences Lane, Thatcham,     

 

PART II - DECISION 
 
In pursuance of its powers under the Town and Country Planning Act 1990, West 
Berkshire District Council REFUSES planning permission for the development 
referred to in Part I in accordance with the submitted application form and plans, for 
the following reason(s):- 

 
 1. According to Policy C1, there is a presumption against new residential 

development outside of the settlement boundaries.  Exceptions to this are limited 
to some forms of development listed in the policy.  One of these listed exceptions 
is the conversion of certain redundant buildings.  Policy C4 sets out criteria for 
conversions that qualify as exceptions in Policy C1.  The proposed development 
conflicts with Policy C4 for the following reasons: 

 
a) The Council is not satisfied that the building can be converted without substantial 

alterations and therefore the development is not considered to be an appropriate 
building for conversion. The policy only allows for the conversion and adaption of 
sound permanent structures not the redevelopment of derelict buildings, which 
would be classed as new residential development in the countryside and assessed 
against Policy C1. The Make Structures Report indicates to the Council that new 
support structures at critical points would be needed, the previous inspector found 
new internal frames were needed also and constitute substantial alterations. The 
Make Structure Report also outlines that further investigation works need to be 
undertaken for example to the foundation works. There are sufficient areas that 
are questioned within the report and are caveated by the need for further 

 



   
 

  

investigation that through doubt over whether the development can be converted 
as proposed. 

 
b) It is proposed to use a lightweight aluminium roof sheet. Residential dwellings in 

the nearby settlement all have roof tiled roofs. The proposed metal sheeting of a 
roof would not be in keeping with the character of the area. 

 
c) A domestic curtilage of this size is inappropriate in the countryside. The size would 

be inconsistent with nearby dwellings gardens and inappropriate in terms of the 
rural setting. 

 
Accordingly, the presumption against new residential development in Policy C1 applies, 

and the development is contrary to the Council's strategy for new housing as set 
out in Policies ADPP1, ADPP3 and CS1 of the West Berkshire Core Strategy 
2006-2026, and Policies C1 and C4 of the Housing Site Allocations Development 
Plan Document 2006-2026. 

 
 2. According to Policy CS14, new development must demonstrate high quality and 

sustainable design that respects and enhances the character and appearance of 
the area.  Considerations of design and layout must be informed by the wider 
context, having regard not just to the immediate area, but to the wider locality.  
Development shall contribute positively to local distinctiveness and sense of place.  
Policy CS19 states that particular regard will be given to, amongst others, (a) the 
sensitivity of the area to change, and (b) ensuring that new development is 
appropriate in terms of location, scale and design in the context of the existing 
settlement form, pattern and character.  Policy C4 seeks to ensure that a 
conversion has no adverse impacts on / does not affect rural character, and that 
the creation of the residential curtilage would not be visually intrusive. 

 
The use a lightweight aluminum roof sheet is proposed, whereas residential dwellings in 

the nearby settlement all have roof tiled roofs. The proposed metal sheeting of a 
roof would not be in keeping with the character of the area and would give the 
building an agricultural appearance rather than a residential appearance. 

 
A domestic curtilage of the size proposed is inappropriate in this location and would be 

intrusive given its size, elevation and local topography. The size would be 
inconsistent with nearby dwellings gardens and inappropriate in terms of the rural 
setting. 

 
The proposal is not of high quality design and would not sit well in the surrounding area 

or respect the local building styles and materials. The proposed development is 
contrary to the National Planning Policy Framework, Policies CS14 and CS19 of 
the West Berkshire Core Strategy 2006-2026, Policies C3 and C4 of the Housing 
Site Allocations Development Plan Document 2006-2026, and Part 2 of the 
Council's Quality Design SPD. 

 
If you require further information on this decision please contact the Council via the 
Customer Call Centre on 01635 519111. 
 
INFORMATIVE: 

 
 1 In attempting to determine the application in a way that can foster the delivery of 

sustainable development, the local planning authority has approached this decision in a 



   
 

  

positive way having regard to Development Plan policies and available guidance to try 
to secure high quality appropriate development.  In this application whilst there has 
been a need to balance conflicting considerations, the local planning authority has also 
been unable to find an acceptable solution to the problems with the development so that 
the development can be said to improve the economic, social and environmental 
conditions of the area. 

 
 2 This application has been considered by West Berkshire Council, and REFUSED. 

Should the application be granted on appeal there will be a liability to pay Community 
Infrastructure Levy to West Berkshire Council on commencement of the development.  
This charge would be levied in accordance with the West Berkshire Council CIL 
Charging Schedule and Section 211 of the Planning Act 2008. 

 
Decision Date :- 24th May 2021 
 

 
Gary Lugg 
Head of Development and Planning 


