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Barns at West Aberthaw Farm, Aberthaw
Conversion of redundant barns to provide four residential units

SITE AND CONTEXT

The application site relates a range of barns located at West Aberthaw Farm. The barns are covered by four separate listings all of which are Grade 2 Listed, namely :

· Heavy Horse Stable 

· Cart Shed 

· Bullhouse (Old Chapel) 

· Barn (not specified).

These barns are listed for their special interest as part of a very complete C19 Vale farmstead group, located at the western corner of a small rural hamlet in West Aberthaw, within the countryside and within the East Vale Coast. The site is of considerable significance and lies adjacent to the remains of West Aberthaw village, a Scheduled Monument. 

The barns are arranged in a courtyard formation, and are largely single storey except for a double height barn located in the middle of the main barn complex and the detached Bull house. Generally all barns are constructed of roughly coursed local lias limestone with dressed quoins and Welsh Slate roof. Some barns have openings blocked up in stone.

The complex is enclosed by a stone wall along the southern elevation and western elevations which elevate the site above the adjacent agricultural fields to the south / west. The site is accessed from the north east corner which provides shared access through the site to the agricultural fields to the south and the paddock area to the south of West Aberthaw Farm House. A Public Footpath also passes through the shared access, to the field to the south.  

The barns and outbuildings associated with the farm have fallen into dis-use and the whole of the site is vacant. However it is noted that the adjoining agricultural  fields to the north are used for grazing.

DESCRIPTION OF DEVELOPMENT

This is an application for Listed Building Consent the conversion of redundant barns to provide four residential units. There is an extant Listed Building Cconsent for the conversion of the barns to three residential units approved under 2012/00235/LBC.
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The scheme comprises of the following key elements.

· The scheme includes the conversion of the Bullhouse (Old Chapel) which will be linked to Barn 2 by way of a fully glazed extension. 

· The two detached barns (Barns 1 and 4) are shown to be converted to provide self contained dwellings (previously approved as ancillary accommodation).

· The area to the rear (south) of the lower group of barns is shown to be separated off to provide defined curtilages for each of the barns.  

· The scheme includes demolition of two structures, being a modern portal framed Dutch barn located centrally at the northern  part of the site and a lean-to structure constructed off the high stone wall enclosure located at the southern part of the site.
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The full details of the proposed works are set out in greater detail in the assessment of the application. 

The application for planning permission has been  considered separately under application ref. 2014/00869/FUL.

PLANNING HISTORY

2014/00869/FUL : West Aberthaw Farm, West Aberthaw Barns, Aberthaw  Conversion of redundant barns to provide four residential units. Approved 15 July 2015.

2012/00235/LBC : West Aberthaw Farm, West Aberthaw Barns, Aberthaw  - Repair, up-grade and convert to residential use the existing listed barns   - Approved 21 December 2012.

2012/00234/FUL : West Aberthaw Farm, West Aberthaw - Repair, up-grade and convert to residential use the existing listed barns   - Approved 21 December 2012.

CONSULTATIONS

St. Athan Community Council – Were consulted and raised no objection

Glamorgan Gwent Archaeological Trust – Were consulted and have stated that the applicant submit a written scheme of archaeological investigation prior to the commencement of development.

It should be noted that the above requested condition forms part of the associated planning permission ref.  2014/00869/FUL

Ancient Monument Society have asked whether the applicant has submitted any information on the significance of the barns as it is difficult to measure the impact of the proposals without a heritage statement or historic buildings report containing an analysis of the historic buildings


CBA Wales Cymru Listed Buildings – Were consulted although no comments have been received to date.

Georgian Group– Were consulted although no comments have been received to date.

Society for the Protection of Ancient Buildings,
– Were consulted although no comments have been received to date.

Victorian Society – Were consulted although no comments have been received to date.

Royal Commission on Ancient & Historical Monuments – Were consulted although no comments have been received to date.

REPRESENTATIONS

To date no letters of representation have been received.

REPORT

Planning Policies and Guidance

Unitary Development Plan:

Section 38 of The Planning and Compulsory Purchase Act 2004 requires that in determining a planning application the determination must be in accordance with the Development Plan unless material considerations indicate otherwise.  The Development Plan for the area comprises the Vale of Glamorgan Adopted Unitary Development Plan 1996-2011, which was formally adopted by the Council on 18th April 2005, and within which the following policies are of relevance:

ENV17 – PROTECTION OF BUILT AND HISTORIC ENVIRONMENT

ENV27 – DESIGN OF NEW DEVELOPMENTS

Whilst the UDP is the statutory development plan for the purposes of section 38 of the 2004 Act, some elements of the adopted Vale of Glamorgan Unitary Development Plan 1996-2011 are time expired, however its general policies remain extant and it remains the statutory adopted development plan.  As such, chapter 2 of Planning Policy Wales (Edition 7, 2014) provides the following advice on the weight that should be given to policies contained with the adopted development plan: 

‘2.7.1 Where development plan policies are outdated or superseded local planning authorities should give them decreasing weight in favour of other material considerations, such as national planning policy, in the determination of individual applications. This will ensure that decisions are based on policies which have been written with the objective of contributing to the achievement of sustainable development (see 1.1.4 and section 4.2). 

2.7.2 It is for the decision-maker, in the first instance, to determine through review of the development plan (see 2.1.6) whether policies in an adopted development plan are out of date or have been superseded by other material considerations for the purposes of making a decision on an individual planning application. This should be done in light of the presumption in favour of sustainable development (see section 4.2).’
With the above advice in mind, the policies relevant to the consideration of the application subject of this report are not considered to be outdated or superseded.  The following policy, guidance and documentation support the relevant UDP policies.

Planning Policy Wales:

National planning guidance in the form of Planning Policy Wales (Edition 7, July 2014) (PPW) is of relevance to the determination of this application.  

Technical Advice Notes:

The Welsh Government has provided additional guidance in the form of Technical Advice Notes.  The following are of relevance:  

· Technical Advice Note 12 – Design (2014)

Supplementary Planning Guidance:

In addition to the adopted Unitary Development Plan, the Council has approved Supplementary Planning Guidance (SPG).  The following SPG are of relevance:

· Conversion of Rural Buildings| 

The Local Development Plan: 

The Vale of Glamorgan Deposit Local Development Plan (LDP) was published November 2013.  The Council is currently at Deposit Plan Stage having undertaken the public consultation from 8th November – 20th December 2013 on the Deposit Local Development Plan and the ‘Alternative Sites’ public consultation on the Site Allocation Representations from 20th March – 1st May 2014. The Council is in the process of considering all representations received and is timetabled to submit the Local Development Plan to the Welsh Government for Examination in April / May 2015. 

With regard to the weight that should be given to the deposit plan and its policies, the guidance provided in Paragraph 2.6.2 of Planning Policy Wales (edition 7 July, 2014) is noted.  It states as follows:

‘2.6.2 In development management decisions the weight to be attached to an emerging draft LDP will in general depend on the stage it has reached, but does not simply increase as the plan progresses towards adoption. When conducting the examination, the appointed Inspector is required to consider the soundness of the whole plan in the context of national policy and all other matters which are material to it. Consequently, policies could ultimately be amended or deleted from the plan even though they may not have been the subject of a representation at deposit stage (or be retained despite generating substantial objection). Certainty regarding the content of the plan will only be achieved when the Inspector publishes the binding report. Thus in considering what weight to give to the specific policies in an emerging LDP that apply to a particular proposal, local planning authorities will need to consider carefully the underlying evidence and background to the policies. National planning policy can also be a material consideration in these circumstances (see section 4.2).’
Planning (Listed Buildings and Conservation Areas) Act, 1990)
In particular and with regard to assessing the Listed Building Consent application, under Section 16 of the Planning (Listed Buildings and Conservation Areas) Act, 1990) the Council have to give special regard to the desirability of preserving the building, or its setting, or any special features of architectural or historic interest which it possesses.

Issues

The residential conversion was previously accepted under the previous planning application and LBC, in light of supporting written statements, which considered alternative uses of the barns. 

The current application now proposes four residential units. In considering the associated planning application ref. 2014/00869/FUL, it was considered that the 
provision of an additional residential unit (whilst accepting that this is a relatively remote location) would, given the special considerations of preserving the Listed buildings, result in significant harm with regard to the sustainability of the development as a whole.  

Structural Stability 

The structural survey submitted under the previous planning application was assessed and the barns were considered to be  generally structurally sound and whilst some local repairs are required, it was be concluded that the conversion works could be undertaken without substantial reconstruction of the external walls.

Whilst an updated structural survey was not submitted to support this application, planning permission is still extant and can be implemented. Moreover the buildings do not appear to have deteriorated since previously being assessed.

‘Barn 1’ (Heavy Horse Stable)

Barn 1 is contained on the Building at Risk Register, being a remarkably complete building which retains its cobble floor and Queen strut roof trusses, with two original openings blocked up. The proposed works indicate that these will be reopened to form windows, with the existing door being retained. More contentious were the proposed works to the rear elevation, where the building is partly covered by a build up of earth which allowed the construction of the modern hay barn. The proposals seek to remove this detritus to open the rear of the barn. 

Whilst the previous scheme approved this barn as an “annex” the degree of alteration and adaption to convert the barn to a self contained dwelling (retaining all existing openings) is materially no different to the approved scheme for an annex.

As in the previous application, this element of the proposal is considered to preserve the special features of architectural interest which this Listed barn possesses.

‘Barn 2’ (Cart Shed and Bullhouse)

Both the Bullhouse and the Cartshed are identified as ‘vulnerable’ buildings in the Buildings at Risk Register, with some evidence of medieval fabric in the Bullhouse. The previous application approved a new opening in the internal wall and two new openings in the external walls to create doorways and windows. The creation of a new opening in the internal wall to allow beneficial use of the building was accepted. 

The current scheme seeks to retain all of the original openings on the southern elevation of the Cartshed.

The scheme seeks to retain the glazed link between the Cart Shed and Bullhouse, which formed part of the previous application. As previously considered, whilst extensions to rural buildings are not normally supported, given the need to find a use for the Listed Bullhouse, the provision of an appropriately designed and scaled glazed link between the two buildings was and remains acceptable in principle.  

There were initial concerns in relation to the limited set back of the glazed link, however this has now been addressed through the submission of amended plans, retaining a clear distinction between the eastern elevation of the Cart Shed and Bullhouse. Whilst a detailed drawing has been submitted detailing the glazed link, it is considered necessary to require further details of the means of construction of the aluminium glazed link, with particular reference as to how this structure will be tied in to the structure of the  Cart Shed and Bullhouse.

‘Barn 3’ and ‘Barn 2a’ (Barn at West Aberthaw Farm)

This barn is included on the Buildings at Risk Register as an ‘at Risk’ building, where the proposal seeks to create two dwellings within this building. This will be achieved by blocking up one doorway between ‘Barn 3’ and ‘Barn 2a’, as previously approved. 

One of the principal external changes to this barn (‘Barn 2a’) is to create a new opening to the ground floor on what is, currently, a blank façade. However the size of the opening proposed is the same as that previously approved, which is shown to provide a central single door with screens either side.

‘Barn 4’

This barn is the most altered and is not listed in its own right, although listed as a curtilage structure, through its attachment to Barn 3, via what appears to be the remains of former house.

The most significant alteration proposed in the approved scheme and the current original was the infilling of the large opening to the south elevation. The approved scheme of infilling of the existing opening comprised of timber infill panels and windows.

The current scheme follows the same overall methodology, although with larger areas of full height glazing and doors and a full height infill timber panels on the lhs of the opening and along the window/door heads. Whilst this is considered acceptable, full details will be required of how the new wall/cladding will be keyed into the existing structure, by way of condition.

Roof structures 

The previous planning and Listed Building Consent applications paid particular attention to retaining, as far as is practically possible, the existing roof structure.

As considered under the previous application, given that the roof timbers are an important part of the historic fabric of the listed buildings, it was considered necessary to request a detailed inspection to establish the extent of the decay and the potential for repair. However it has been previously acknowledged that 
a detailed inspection of each timber would not be practically possible and that this can only take place when a working platform has been constructed, with slates removed and timbers cleaned. This effectively means that the level and degree of replacement/repairs to the roof timbers can only be determined during the conversion works.

It is therefore considered appropriate to ensure that the roof timbers will be retained where possible, where timbers will only be replaced which have experienced structural failure. Where timbers have experienced partial failure, they should be spliced and strengthened where practically possible.

There is no objection to the method of splicing as shown, which utilises the insertion of a steel plate in the middle of the timber section, with timber capped recessed bolts, which will retain, as far as possible the integrity of the original timbers, being a relatively simple and honest form of repair. 

In view of the above, it has to be accepted that a degree of on-site monitoring will be required for the replacement/repairs to the roof timbers, together with the submission of full details of all surveyed roof timbers as necessary, by way of condition.

Method Statement for works 

The application has been supported by a Method Statement of repair to stonework, in relation to crack repair and stone repair and repointing. The matters set out are generally considered acceptable and demonstrate that the key areas of stone repair are well understood. These matters should be addressed in a fully  detailed method statement which should be required by way of condition, before any works are undertaken at the site.

Materials and finishes 

The scheme proposes to re-roof the barns in slate, were the stonework will be re-pointed, with new areas of stone in blue lias limestone with lime mortar to match existing. Windows and doors are specified as being in timber. 

Plans detailing window and door sections to appropriate scales and eaves construction details and specifications have been submitted, which are considered acceptable, preserving the character of the listed barns.  Therefore in order to ensure consistency in the conversion of all of the buildings within the site, all conversion works shall be undertaken in full accordance with the submitted details, by way of condition.

In addition to the above a full schedule of samples of all materials and finishes shall also be required to be submitted by condition. 

CONCLUSION

This decision has been made having regard to Section 16 of the Planning (Listed Buildings and Conservation Areas) Act, 1990.  In consideration of whether to grant listed building consent this requires the local planning authority to have special regard to the desirability of preserving the building, or its setting, or any features of architectural or historic interest which it possesses.

The proposed conversion works relating to the internal and external alterations to the barns and the works proposed to the curtilage of the site, are considered to have minimal impact on the character of the Listed Buildings within the site and their setting.   

RECOMMENDATION
1.
The development hereby permitted shall be begun before the expiration of five years from the date of this permission.


Reason:


To comply with the requirements of Section 18 of the Planning (Listed Buildings and Conservation Areas) Act 1990.

2.
The Local Planning Authority* shall be notified in writing by the developer or his agent of the proposed commencement date of the works hereby granted consent.  The notification shall be provided not less than 14 days prior to the commencement of work on site.


Reason:


To ensure that all conditions relating to this consent are discharged appropriately, and to ensure for the preservation of the special character of this building in this respect.

3.
This consent shall relate to plans and documents registered on 18 July 2014 other than where the amended by : Site Location Plan and plans ref. AE 01 Rev.5, AS 02 Rev.9 and AS10 Rev.11 received on 2 April 2015 and plans ref. AD A02 Rev.1 received on 19 June 2015 and plans ref. AE02 Rev.8 and AS 01 Rev.15 received on 29 June 2015.


Reason:


To ensure a satisfactory form of development and for the avoidance of doubt as to the approved plans.

4.
Notwithstanding the submitted details and prior to their use on site,  further details and specifications of all windows, glazing,  roof lights, external doors to a scale of 1:10 or 1:20  shall be submitted to and approved in writing by the Local Planning Authority and the development shall be carried out in accordance with the approved details.


Reason :


To ensure that the visual amenities of the Listed Building are safeguarded.

5.
Prior to their use on site, samples of ridge/hip tiles, slates, rooflights, rainwater goods, glazing bars and all hardsurfacing materials shall be submitted and approved in writing by the Local Planning Authority and the development shall be carried out in accordance with the approved samples.

Reason:


To ensure that the visual amenities of the Listed Building are safeguarded.

6.
Prior to its use on site, a sample panel for the replacement of any new stonework and detail of the mortar type and pointing, shall be submitted to and approved in writing by the Local Planning Authority and the development shall thereafter be carried out in accordance with the approved details.


Reason:


To ensure that the visual amenities of the Listed Building are safeguarded.

7.
Notwithstanding the submitted details, full details of the means of construction/ surfacing and hard landscaping of all circulation spaces, including patios, access and parking areas to serve the development shall be submitted to and approved in writing by the Local Planning Authority.


Reason:


To ensure the provision on site of parking and turning facilities to serve the development in the interests of highway safety, and to ensure compliance with the terms of Policies ENV8, ENV17 and ENV27 of the Unitary Development Plan.

8.
Notwithstanding the submitted plans, full details and specifications of all means of enclosure associated with the development hereby approved, shall be submitted to and agreed in writing by the Local Planning Authority and all means of enclosure shall be implemented in accordance with the approved details prior to the development being put into beneficial use, and thereafter retained as approved unless otherwise approved in writing by the Local Planning Authority.


Reason:


To ensure that the visual amenities of the Listed Building are safeguarded.

9.
Prior to the commencement of any works to the barns, a fully detailed Method Statement shall be submitted setting out a schedule of all works, for the restoration, repair and conversion of the barns including the means of cleaning and protecting existing timbers, which shall be submitted to and approved in writing by the Local Planning Authority and the development shall be carried out in accordance with the approved Method Statement.


Reason:


To ensure that the visual amenities of the listed building are safeguarded.

10.
Prior to the commencement of any works to the roof structure of any of the barns, a fully detailed survey (by a suitably qualified structural engineer) shall be undertaken for all roof timbers, which shall be submitted to and approved in writing by the Local Planning Authority. The submitted survey shall include a full schedule of all timbers, their condition, means of preservation and where necessary full details of the means of repair/strengthening of any structurally substandard timbers and where necessary the type and specification for any replacement timbers. The works to roof timbers shall be carried out in full accordance with the agreed survey and scheme for repair/reinstatement.


Reason:


To ensure that the visual amenities of the listed building are safeguarded.

11.
Prior to the commencement of any works to the barns, a fully detailed schedule and specifications of all internal works and finishes shall be submitted to and approved in writing by the Local Planning Authority and the development shall be carried out in accordance with the approved schedule.


Reason:


To ensure that the visual amenities of the listed building are safeguarded.

NOTE:

1.
Where the proposal requires both Planning Permission and Listed Building Consent or Conservation Area Consent work must not be commenced until both consents have been obtained.

Please note that this consent is specific to the plans and particulars approved as part of the application.  Any departure from the approved plans will constitute unauthorised development and may be liable to enforcement action.  You (or any subsequent developer) should advise the Council of any actual or proposed variations from the approved plans immediately so that you can be advised how to best resolve the matter.

In addition, any conditions that the Council has imposed on this consent will be listed above and should be read carefully.  It is your (or any subsequent developers) responsibility to ensure that the terms of all conditions are met in full at the appropriate time (as outlined in the specific condition).

The commencement of development without firstly meeting in full the terms of any conditions that require the submission of details prior to the commencement of works will constitute an offence which may lead to prosecution.

Failure on the part of the developer to observe the requirements of any other conditions could result in the Council pursuing formal enforcement action/a prosecution.
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