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Appeal Ref: APP/R3325/A/09/2114757 

1 Carlan Stepps, Broadway, Ilminster, Somerset TA19 9SD 

• 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 & Mrs Robert Purser against the decision of South Somerset 

District Council. 
• The application Ref 09/00491/OUT, dated 27 January 2009, was refused by notice dated 

14 April 2009. 
• The development proposed is erection of a dwelling house (single bungalow/garage).   

 

 

Decision 

1. I dismiss the appeal. 

Procedural Matters 

2. The appeal relates to an application for outline planning permission with all 

detailed matters reserved. A plan showing an indicative layout was submitted 

with the application. An amended plan showing an alternative layout was 

submitted with the appeal. It would not be appropriate for me to accept the 

amended plan as there is nothing to indicate that it has been subject to any 

public consultation. Moreover, because all detailed matters are reserved, these 

plans are in any event purely illustrative.  

Main Issues 

3. I consider these to be the effect of the proposed development on (i) the 

character and appearance of the area and (ii) the setting of the adjacent Grade 

II listed building, Stepps House.    

Reasons 

4. The appeal relates to a residential property situated at the junction of Carlan 

Stepps with Broadway Road. Carlan Stepps is a small development of houses 

set within moderately sized plots. Broadway Road contains a mix of older 

period dwellings and more recent housing development. I saw on my visit that 

the junction with Broadway Road has a spacious appearance, whereby 

buildings are set back from the road frontages. This serves to relieve the built 

form and is consistent with the semi-rural form and character of the existing 

settlement.  
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5. When considered in this context, I am of the opinion that the proposed 

residential development, which would utilise the existing side garden adjacent 

to Broadway Road, would have a cramped appearance. This is because of the 

small size of the plot and the fact that any dwelling sited on this small area 

would inevitably be uncharacteristically close to the existing dwelling and site 

boundaries. Furthermore, any new dwelling on this site would intrude unduly 

upon the open character of the junction, greatly eroding its spacious character. 

All of this would be to the detriment of the spacious, semi-rural character of 

the settlement. Lowering the site level by some 0.6m, as suggested by the 

appellants, would not be sufficient to overcome my objections.  

6. This leads me to conclude, on the first issue, that the proposed development 

would cause significant harm to the character and appearance of the area. I 

therefore find the proposal to be contrary to saved Policy STR1 of the adopted 

Somerset and Exmoor National Park Joint Structure Plan Review 1991-2011 

(SP) and saved Policies ST5 and ST6 of the adopted South Somerset Local Plan 

(LP), insofar as these policies seek to ensure that development reflects local 

character, respects the form, character and setting of the settlement and 

locality and does not result in the unavoidable loss of open spaces, including 

gaps and frontages, with visual value.  

7. The adjacent Grade II listed building, Stepps House, is a fine traditional stone 

farmhouse, of substantial size. The listed building is prominent in important 

public views along Broadway Road and makes a significant positive contribution 

to the wider character of the locality. Although the setting of the original 

farmhouse has undoubtedly changed over time, particularly with the erection of 

substantial new housing, the listed building nevertheless retains a reasonable 

impression of spaciousness around it, which is important to its setting.  

8. Because of the small size of the plot, I consider that the proposed residential 

development would erode the spacious setting of Stepps House, even if the 

new dwelling were sited as far as possible from the common boundary. Any 

new dwelling would also impinge to a significant degree upon public views of 

the listed building from the west from within Broadway Road, obscuring at least 

part of the west elevation of the farmhouse. As above, the appellants’ 

suggestion that the site level could be lowered by some 0.6m is insufficient to 

overcome my objections.  

9. For these reasons I find, on the second issue, that the proposed development 

would cause significant harm to the setting of the adjacent Grade II listed 

building, Stepps House. The proposal is therefore contrary to saved Policy 9 of 

the SP and saved Policies ST5, ST6 and EH5 of the LP, insofar as these policies 

seek to ensure that the setting of buildings of architectural or historic interest 

and also the general form, character and setting of the locality and its historic 

heritage are maintained. Other policies mentioned by the Council are of a 

strategic nature and do not add significantly to my consideration of the appeal.  

10. Whilst it is the case that national and local policies seeks generally to make 

more efficient use of previously developed land, this should not be at the 

expense of the quality of the existing environment. The appellants argue that 

the proposal would also contribute to rural economic development. The nature 
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and extent of any such benefits are not specified but, in any event, I consider 

the harm that I have identified above to be significant and over-riding. This 

leaves me in no doubt that the balance in this case weighs against approval. 

Therefore the appeal does not succeed.  

Simon Miles 

 

INSPECTOR 

  




