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Barn B, Sheepcourt Farm, Bonvilston
Proposed extension and detached garage

SITE AND CONTEXT

The application site relates to a detached single storey stone barn that forms a group of three barn conversions previously granted consent into residential units.  The barn subject of this application is known as Barn B and is the only unit of the three that has been completed and occupied.

The site is located within the open countryside but within close proximity to the Bonvilston settlement, the property falls within the Bonvilston Conservation Area but is not Listed.

DESCRIPTION OF DEVELOPMENT

The application proposes a ground floor single storey rear extension and a detached single storey garage to the front. Parking would be located to the front of the property with amenity space partly to the front and partly to the rear.

The single storey rear extension would measure 6.8 metres in depth at its deepest point (4.3 metres at minimum), 9.1 metres in width at its widest point (4.2 metres as a minimum). The proposed extension would be finished in part render part timber cladding.

The single storey garage would measure 6.7 metres in length, 3.6 in width with a 2.3 metre eave height and a maximum height of 3.6 meters finished in part stonework/part render.

PLANNING HISTORY

2012/01299/FUL : Barn C, Sheepcourt Farm, Bonvilston - Conversion of redundant agricultural buildings into a residential dwelling, including extensions and alterations (amendment to previously approved scheme).  - Approved 06/06/2013 

2012/00773/FUL : Sheepcourt Farm, Bonvilston - Retention of the barn conversion including amendments to permission 2007/01519/FUL   - Approved 12/09/2012 

2007/01519/FUL : Barn B, SheepCourt Farm, Bonvilston - Conversion of existing barn to residential use  - Approved 13/12/2007

2007/01002/TPO : Sheepcourt Farm, Bonvilston - Removal of Holm Oak  - Approved 07/08/2007 

2006/00141/FUL : Sheepcourt Farm, Bonvilston - Conversion of two redundant agricultural buildings into two residential dwellings  - Approved 06/06/2007 

2005/00045/FUL : Sheepcourt Farm, Bonvilston, St.Nicholas - Conversion of existing agricultural building, now redundant.  - Approved 16/08/2005 

2004/01987/FUL : Sheepcourt Farm, Bonvilston - Proposed alterations to road entrance and driveway including new boundary wall  - Approved 11/03/2005 

2004/01592/TCA : Sheepcourt Farm, Bonvilston - Reduce a deciduous tree screen  - Approved 12/10/2004 

2004/00187/FUL : Sheepcourt Farm, Bonvilston - Conversion and alteration of existing farm outbuildings to provide three dwellings. Demolition of redundant outbuildings  - Approved 30/07/2004 

2001/00407/FUL : Junction of Sheepcourt Farm access road and Bonvilston - Pendoylan Road, Bovilston - Improved vision splay  - Approved 09/11/2001

CONSULTATIONS

St. Nicholas and Bonvilston Community Council were consulted on 9 September 2014. No response was received at the time of writing this report.

Wenvoe Community Council were consulted on 9 September 2014. No response was received at the time of writing this report.

Highway Development were consulted on 9 September 2014. No response was received at the time of writing this report.

Wenvoe Ward Members were consulted on 9 September 2014. No response was received at the time of writing this report.

Conservation (Planning) were consulted on 9 September 2014. A response received on 23 October 2014 states:

I am mindful of the recent planning history of the site, and in particular the relatively recent conversion of the buildings. I am also mindful of the Council’s SPG relating to the conversion of rural buildings. 

Due to the high wall separating Sheep Court from the main road, the direct visual impact of the works is likely to be mitigated to some extent, however, the extension of the barn is in an untraditional format and serves to further break up the court yard arrangement that remains visible in plan form at Sheep Court. 

The proposed extension of the barn is, in principle, considered unfortunate and is not supported.

The proposal to introduce a new garage building between the boundary wall and the existing barns is similarly not supported. With a ridge height of 3700mm, being positioned close to the wall and divorced from the barn complex it appears at odds with the court yard form of the wider site. 

Both elements, as proposed, are therefore not supported.

Ecology (Planning) were consulted on 9 September 2014. A response received on 27 October 2014 states that an informative condition be attached to any permission with regards to bats on site.

REPRESENTATIONS

The neighbouring properties were consulted on 9 September 2014 and a site notice was also displayed on 10 September 2014. To date no letters of representation have been received. 

REPORT

Planning Policies

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:

ENV1 

– Development in the Countryside 

ENV8 

– Small Scale Rural Conversions

ENV17
–  Protection of Built and Historic Environment

ENV20
–  Development in Conservation Area

ENV27 
– Design of New Developments

HOUS7 
– Replacement and Extension of Dwellings in the Countryside

Supplementary Planning Guidance - “The Conversion of Rural Buildings”
Planning Policy Wales (Edition 7, 2014) advises that 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. It is for the decision-maker to determine whether policies in the adopted Development Plan are out of date or have been superseded by other material considerations and this should be done in light of the presumption in favour of sustainable development.
In this case, the relevant material considerations are considered to be as follows:

National Planning Policy 

Planning Policy Wales (Edition 7, 2014) 

Technical Advice Notes 

Technical Advice Note 6 (Planning for Sustainable Rural Communities)

Technical Advice Note 12 (Design)

Supplementary Planning Guidance

 ‘Amenity Standards’ 

 ‘The Conversion of rural buildings’

Issues

The primary issues in the consideration of this application are the impact of the proposal on the character of the existing rural building, the visual amenities of the surrounding countryside and Conservation Area, the impact on the amenity and privacy of neighbouring properties and parking.

Principle of Development

As aforementioned, the site is located within the open countryside, although it is located within close proximity of the settlement boundary of Bonvilston. The proposals constitute an extension to a recent barn conversion. In general, such proposals are not considered favourably, however the proposal relates to a low lying single storey addition to an existing dwelling within a complex of barn conversions within very close proximity to the Bonvilston settlement boundary and as such it is considered that given the unique characteristics of the site the proposal is acceptable. 

The Supplementary Planning Guidance (SPG) ‘Conversion of Rural Buildings’ and policy ENV 8 (Small Scale Rural Conversions) remain relevant post-conversion, as both look to retain the original character of the rural building. The proposed extension whilst adding significant additions to the modest barn would still preserve its rural character. There are concerns regarding the loss of the original form and character of the barn however given the characteristics of the site it is considered on this occasion that the proposal would not cause any undue harm to warrant refusal.

Policy HOUS7 deals with extensions to dwellings in the countryside, criteria i of the policy allows extensions subject to the extended dwelling not being disproportionate in size to the original dwelling. The proposed extension is considered as an addition that would not alter the scale and simple appearance of the original rural building.  The proposal would therefore also be appropriate to Policy HOUS7 (Replacement and Extension of Dwellings in the Countryside).

It is noted that the site if permission was to be granted would maximise the sites potential and would be constrained for any further development.

Scale and Design

The proposal consists of a single storey extension and a single storey detached garage, the design and scale of the garage is considered acceptable, being positioned close to the high wall that screens the site from the A48 which fronts the site and divorced from the barn complex. There are concerns that the garage is at odds with the courtyard form of the wider site, however given the single storey scale and limited size it is considered acceptable subject to a condition relating to the rear wall facing the a48 being finished in stone to limit its impact.

It is noted that the proposed design approach is to replicate the design of the existing barns with finishes in keeping with the surrounding barn conversions. The materials and design are considered acceptable for an extension to this rural building and its immediate setting. 

Visual Amenities

The site is located within the Bonvilston Conservation Area and therefore the visual amenities of the proposal are an important consideration given the site location along the busy A48 dual carriageway. The site is enclosed by a large stone wall and whilst the proposed extension would not be seen from the wider area, the garage would be partially seen from the A48.

The proposed garage would be single storey in scale and set away from the boundary wall with the A48 and limited in size to a single garage. Whilst there are concerns regarding the proposals acceptability, given the very limited scale and the fact that the garage would be set off the boundary, it is considered that the proposal would not cause any significant harm to the visual amenities of the Conservation Area. However it is considered necessary to condition the finish of the garage to ensure the garage harmonises with the wider rural setting and does not harm the character of the Bonvilston Conservation Area.

Impact to neighbour amenities

Given the courtyard setting of these converted dwellings, the residents cannot expect the same level of privacy available in general residential settings. The proposal would result in additional windows and doors, although windows would face the parking spaces for barn C. Therefore, the proposal is assessed as having no adverse impact on the residential amenities or privacy of neighbours.

Parking

The plans show 3no car parking spaces and a space within the garage which is considered sufficient to serve the dwelling following development. The proposal is therefore not considered to prejudice the free flow of traffic or highway safety.

CONCLUSION

The decision to approve planning permission has been taken in accordance with Section 38 of The Planning and Compulsory Purchase Act 2004, which 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 comprises the Vale of Glamorgan Adopted Unitary Development Plan 1996-2011.

Having regard to Policies ENV17
-  Protection of Built and Historic Environment

ENV20-  Development in Conservation Area, ENV27 (Design of New Developments), ENV1 (Development in the Countryside), ENV8 (Small Scale Rural Conversions) and HOUS7 (Replacement and Extension of Dwellings in the Countryside) of the Vale of Glamorgan Adopted Unitary Development Plan 1996-2011, it is considered that the proposals are acceptable, by reason of their appropriate design, materials and scale, with no detrimental impact to the character of the rural building or area, nor the amenities of neighbouring occupiers or highway safety. The proposals therefore comply with the relevant planning polices and supplementary planning guidance ‘The Conversion of Rural Buildings’.
RECOMMENDATION – OFFICER DELEGATED 

APPROVE subject to the following condition(s):

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 91 of the Town and Country Planning Act 1990.

2.
Notwithstanding the submitted plans, the external walls of the garage hereby approved shall be finished in stone to match that of the existing dwelling.


Reason:


To ensure a suitable visual appearance for the barn conversion and to ensure compliance with Policies ENV20 and ENV27 of the Unitary Development Plan.

3.
Prior to their use in the development hereby approved, samples of the external materials to be used 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 a suitable visual appearance for the barn conversion and to ensure compliance with Policies ENV20 and ENV27 of the Unitary Development Plan.

NOTE:

1.
You should note that the building / site may constitute a breeding or resting place (roost) for bats, both of which are protected by law through UK legislation under the Wildlife and Countryside Act (1981) (as amended) and through European legislation under the Habitats Directive (EC Directive 92/43/EC), enacted in the UK through the Conservation Regulations (1994) (as amended). This legislation makes it an absolute offence to either damage or destroy a breeding or resting place (roost), to obstruct access to a roost site used by bats for protection and shelter, (whether bats are present at the time or not) or to intentionally or recklessly disturb a bat/bats within a roost.  It is recommended that a full bat survey of the building/ site (including trees) be conducted by a licensed bat surveyor to ascertain presence or absence of bats/bat roosts. In the event that the survey reveals the presence of bats/roosts, further advice must be sought from Natural Resources Wales on 0845 1306229 or the Council's Ecology Section on 01446 704627.

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 development will constitute unauthorised development.  This will necessitate the submission of a further application to retain the unauthorised development and may render you liable to formal enforcement action.

Failure on the part of the developer to observe the requirements of any other conditions could result in the Council pursuing formal enforcement action in the form of a Breach of Condition Notice.
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