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Context 
This Design and Access Statement is in support of an application for Full 
Planning Consent to convert a redundant, stone building known as 
Coed-y-colwn Barn near Llancarfan into a residential dwelling. 
 

 
South elevation 
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The application is being made by Mrs Jane White who owns the barn 
and a small area of the surrounding fields after a larger area of land 
was divided up between family members. Ms White has the intention 
of carrying out a sympathetic renovation of the building to create an 
aesthetically pleasing dwelling that retains much of the external 
character of the barn as it stands. The finished conversion will not 
appear significantly altered from the existing barn when viewed from 
the adjacent road and any alterations will be carried out using high 
quality materials and workmanship that are appropriate to this type of 
building.   
 
The barn is situated in open countryside to the west of Llancarfan and 
north of Llanbethery. It sits within a hard-surfaced farm yard which is 
accessed directly from the single track road that forms the northern 
boundary of the site. The barn and yard are surrounded by fields on 3 
sides with long views out to the south. The defined curtilage totals 
approximately 1.1 acres split up as a field of 0.88 acres and the rest as 
the barn and farm yard. The position of the building, some 25m back 
from the road, and the tall hedgerows that surround the yard to the 
roadside screen the barn from view and its remote location and 
relatively small size reduce any visual intrusion from all other angles.  
 

 
 
The barn measures approximately 11.5 metres by 5.5 metres externally 
with an internal footprint of approximately 49m² per floor. It has a 
boarded hay loft in the roof space with access via an external metal 
staircase on the south-east elevation. Its most recent use has been as 
an agricultural building as can be seen from the animal stalls internally. 
However this use has lapsed as the building is too restrictive to be of 
use in modern farming. The yard has been used recently for storage but 
the remote location means it is vulnerable to fly-tipping and theft.  
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The barn has been maintained in good condition with the original 
roofing having been replaced with corrugated cement-fibre sheeting. 
The original external wall openings have been stabilized with concrete 
lintels and brick quoining where the previous stone arches had begun 
to sag. This work was presumably carried out when the animal stalls 
were built as the brickwork forming the quoins matches the support 
pillars for the intermediate floor. The floor appears to have been 
replaced and reinforced at the same time to increase the weight that 
could be stored in the hay loft. Overall the building is structurally sound 
and suitable for conversion as evidenced in the structural report that 
accompanies this application.  
 
Aerial photo data shows that the barn had a lean-to structure to the 
South which collapsed sometime between 2006 and 2009. The 
remnants of this structure are still visible as rubble on the ground and 
holes in the stonework of the south elevation that would have 
supported the roof structure. 
 

 
Aerial photo dated 2001 showing the lean-to to the south-west 

The barn sits almost centrally within the parcel of land, however only 
the small yard to the north of the barn will be assigned as curtilage for 
the proposed dwelling. This will provide enough space to allow for 
parking, turning and garden areas. To the south of the barn the open 
field will be retained in its current use with access maintained through 
the parking area.  
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The proposed curtilage will be retained within the defined existing 
boundaries, however an area will be divided off within it using a new 
native species hedgerow to create garden space. 
 

Design Process 
This application has been the subject of a full professional evaluation 
and assessment including structural, architectural, planning and design 
inputs by those appointed by the applicant. 
 
Following the initial measured survey of the site and building, draft 
plans were prepared to create alternative layouts and feasibility was 
discussed with the applicant considering the various approaches that 
could be taken.  The initial scheme was then modified accordingly. The 
current proposal was therefore formulated in accordance with 
guidance contained within Planning Policy Wales – TAN 12  
 
The barn has also been assessed by a qualified ecologist and the design 
reflects their recommendations. No bats were found to be using the 
building however the detailed design of the conversion allows 
enhancement of the structure to allow for bat roosting opportunity to 
be retained. 
 
The client’s brief was to design a sensitive conversion that would 
provide a flexible 2 bedroom dwelling. The building should retain its 
character and sense of place as much as possible internally and 
externally while creating a house that is comfortable, efficient and 
sustainable to run in the long term.  
 
Due to the small size of the building it was deemed necessary to 
maximise the usable footprint by rebuilding the collapsed lean-to 
extension. At pre-application advice stage a planning officer who 
assessed the proposals advised this would be acceptable in this context 
if it was of a modest scale and appropriate to the setting.  
 
The existing external walls will be cleaned and re-pointed with lime 
mortar. The new stonework of the extension will match the size, colour 
and random rubble style of the existing barn. The proposed position 
and scale of the proposed extension will respect and enhance the 
identity of the original building. 
 
The north east elevation facing the road would remain visually as-
existing with the original openings used for windows and the front door 
and no skylights to the roof. The only proposed new skylights are to the 
west elevation and are kept to a minimum with a size large enough to 
be used as a means of escape in the event of a fire.  
 



5 
 

This supporting statement is submitted in accordance with the 
guidance contained in Planning Guidance Wales (PGW) and Technical 
Advice Note 12 (TAN 12). The statement also sets out and confirms that 
the application relates to a proposal that accords with policies 
contained within the current Development Plan and Supplementary 
Planning Guidance. 
 
Pre-consultation 
At an early stage a planning officer was informally consulted regarding 
the feasibility of conversion and extension to this structure. The 
feedback was positive and the officer’s input has informed the final 
proposals.  
 
Planning Policy 
 
TAN 12 
Technical Advice Note 12 (June 2009) sets out to ensure that 
development satisfactorily addresses issues of design including 
accessibility, landscape, regeneration, public realm, efficient layout, 
relationship, public safety and sustainability. 
 
This statement sets out the context and conclusion of the design 
process as required by TAN 12. 
 
The Development Plan for the area comprises the Vale of Glamorgan 
Adopted Unitary Development Plan 1996-2011. The relevant policies 
are listed and discussed below: 
 
Policy ENV8 – Small scale rural conversion 
(i) where the building is of architectural or historic value, the proposed 
conversion retains those architectural or historic features present in the 
building; 
 
The external appearance of the barn will be retained with no new 
openings being proposed and no alterations to the existing wall 
finishes. The concrete fibre roof sheets will be replaced with slate but 
the roof pitch will remain the same. The proposed use is considered to 
be the most suitable to preserve the building and its features. 
 
(ii) in the case of a conversion to business use the building in terms of 
form, bulk and general design is in keeping with its surroundings; 
 
The application is not for conversion to commercial use. 
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(iii) the building is structurally sound and the conversion can be 
achieved without substantial reconstruction of the external walls, or 
extension to the building. However, each proposal will be assessed as a 
matter of fact and degree, depending on the particular circumstances of 
the case; 
 
A structural report accompanies this application which confirms that 
the main barn building is structurally sound and is suitable for 
conversion in its current state. It is proposed to re-build the lean-to 
structure to the south-west elevation. It is not considered that this is a 
substantial proportion of re-construction or that it can be considered as 
a new extension however this will have to be assessed on the particular 
circumstances of the case.  
 
(iv) conversion work can be undertaken without unacceptably altering 
the appearance and rural character of the building; 
 
Again the external character of the building will be retained and 
enhanced by the conversion proposals. 
 
(v) where residential use is considered acceptable, amenity space can be 
provided within the curtilage of the site without undue incursion into 
the rural landscape; 
 
Amenity space and parking can be easily accommodated in the yard 
area of the barn without straying into the fields. The proposed 
residential curtilage is appropriate to the size of the proposed dwelling 
and a landscaping scheme to soften the visual impact using native 
hedgerows and trees has been included with the application.  
 
(vi) vehicular access is available or can be provided from the public 
highway without any unacceptable effect upon the appearance of the 
countryside; 
 
Vehicle access is existing on site and needs no improvement or 
alteration to be viable for the building to be used for residential 
purposes. 
 
(vii) satisfactory parking provision can be made within the curtilage of 
the site; 
 
There is ample space for parking and turning on site within the existing 
yard and the surface is already laid in compacted hardcore. The finished 
surface will be porous and visually in-keeping with the rural aesthetic.  
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(viii) in the case of conversion for small scale commercial, industrial, 
recreational or tourism use the proposal should not create unacceptable 
traffic or other environmental problems; 
 
The application is not for any proposed use that will create 
unacceptable traffic or environmental problems.  
 
(x) the proposal is not incompatible with activities carried out on 
adjoining land. Applicants may be requested to enter into a legal 
agreement to control the activities of other land in their ownership; 
 
The proposed residential use is compatible with activities carried out on 
adjoining land and will have no impact on them. The surrounding fields 
are all agricultural land with separate access points and are separated 
by clearly defined boundaries.  
 
(xi) utility and infrastructure services can be provided without 
unacceptable visual intrusion and without detriment to the 
environment; 
 
Water will be sourced from the mains line running alongside the 
adjacent highway. Telephone and electrical supply cables from the 
adjoining lane can be buried to avoid visual harm.  
 
(xii) the proposed new use would preserve or enhance the setting or 
character of any conservation area; 
 
The barn is out of sight of any neighbouring conservation areas and as 
such can be considered to preserve their setting.  
 
ENV1 – Development in the Countryside 
The proposal is for the re-use and adaption of an existing building. 
 
ENV 4 - Special Landscape Areas 
The proposals have been assessed against LANDMAP criteria and 
further details are contained within this Design and Access Statement. 
 
Use and layout 
The conversion of the barn will provide a small but practical 2 bedroom 
dwelling laid out over 2 stories. On the ground floor the main entrance 
leads from the parking area in the yard through the existing door 
opening and on into a hallway. This area of the building also neatly 
groups together the other necessary service areas of the house: the 
boot room/utility, downstairs toilet, stairs and storage spaces. This 
leaves the rest of the ground floor as an open-plan space housing the 
living-room and kitchen with a dining room in the re-built lean-to.  
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The first floor is a simple layout comprising bedrooms at either gable 
end separated by the bathroom with a space on the landing for a desk 
which gives the potential for home office use. The headroom is 
adequate but not generous with low ceiling heights at the edges of the 
rooms.  
 
Scale and character 
The barn is unusual in that it has never had its openings enlarged to 
create cart or vehicle access. The visual proportions and spacing of 
openings are reminiscent of a traditional Welsh cottage with a central 
door and windows either side. The external features are largely original 
with the only alteration being the loss of stone arches over the 
windows.  
 
The external walls are of a local stone, well constructed with even 
coursing and strong quoining to the corners. It will have the stonework 
restored and re-pointed and the new stonework of the lean-to will 
match the size, colour and coursing of the existing barn with lime 
mortar to match the re-pointed existing walls. The only other external 
alterations to the barn will be kept to a minimum and will be 
appropriate and in-keeping.  
 
The new skylights in the roof will be of a small size, kept to a minimum 
and will be to the rear of the dwelling facing south away from the 
principal elevation facing the road.  
 
The scale is diminutive by traditional barn standards which is clearly the 
cause of its lapse in use. The collapsed lean-to to the barn will be re-
built, the re-built structure will be modest and in keeping with the 
proportions and materials of the existing structure. It is positioned so 
that the impact on the character of the main building is minimised. It is 
set in from the gable end and the size is reduced from its original 
footprint in order to create a strong pitch to the roof.   
 
Sustainability 
The external fabric will be kept as airtight as possible to control heat 
loss through draughts. This can be achieved by creating an 
independent, insulated inner skin to the walls with a sealed vapour-
proof layer. The use of lime mortar to the existing external stonework 
will allow the walls to breathe naturally whilst also using a more 
sustainable alternative to concrete.  
 
The roof will be cold-roof construction using 2 layers of foil faced PIR 
insulation boards providing a level of insulation beyond the required u-
values.  
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High levels of thermal mass and natural ventilation will control internal 
temperatures and the south facing windows will attract a decent 
amount of passive solar thermal gain. 
 
The ground floor will have a highly insulated slab and under-floor 
heating will provide an even heat throughout the dwelling eliminating 
draughts and cold spots.  
 
The lighting system will use a minimum of 75% low energy fittings with 
a target of 100% to all areas. The design encourages good levels of 
natural lighting to task areas to ensure that reliance on artificial lighting 
will be discouraged which will further reduce energy consumption.  
 
The new boiler will be as efficient as possible and will be backed by a 
wood burner in the main living space. This will provide a secondary 
‘carbon neutral’ heat source for the building.  
 
Materials for the conversion will be responsibly sourced where 
possible.  
 
Surface water will be channelled from the roof into new soakaways at 
least 5m from the building. There will be no increase in surface water 
runoff however the new system will be a positive step towards 
mitigating runoff from heavy rainfall and would help to prevent local 
flooding. 
 
A new package sewage treatment plant would be installed to deal with 
foul and grey water again linked to a soakaway in the grounds. Mains 
water is already available on site and systems will be put in place to 
reduce water usage including flow restrictors on outlets and rainwater 
harvesting for external use.  
 
Ecology 
An ecological assessment has been carried out on the barn and 
surrounding areas and reports which outline the findings are submitted 
to accompany these proposals. The barn was surveyed in 2011 and 
again in 2014 and no evidence of bats using the structure was found on 
either occasion.  
 
Despite the lack of bat activity within the barn, as part of the design 
and detailing of the conversion bat mitigation measures have been 
taken to provide new roosts within the structure. These will provide 
roosting sites for bats with safe access points created in areas that are 
shielded from artificial light. The north-west elevation is ideal as it has 
no windows and faces out onto open fields.  
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External lighting will typically be Tungsten Halogen lamps providing 12-
20 Lumens/Watt and will be directed only to where it is needed. Light 
spillage will be minimised by the use of hoods, cowls, louvres or shields 
in order to ensure minimal disturbance to nocturnal wildlife such as 
bats.   
 
The landscaping scheme includes retention and restoration of native 
hedging and planting. New plants will also typically be locally sourced 
which will maintain and enhance the existing habitats within the site as 
well as creating new ones.  
 
The proposals will have a positive effect on existing habitats on the site 
and will positively encourage more wildlife to the local area.  
 
Community safety/ environmental health 
The remote nature of the property means that community safety would 
be unaffected by the proposals. By putting the building into beneficial 
use as a dwelling the fly-tipping and theft will cease and the site will be 
safer and more aesthetically pleasing. 
 
Landscape 
LANDMAP describes the area as “a rolling lowland, which may be 
described as a plateau… The plateau landform offers wide views 
towards the Bristol Channel and Somerset and feels exposed to the 
wind and elements. The landcover is dominated by a medium to large 
field pattern, mainly pasture set in managed hedgerows.” 
 
The application site is typical of this description and the proposals seek 
to enhance the “mosaic” field pattern by using and restoring the 
existing, neglected field boundaries. The landscaping also works with 
the existing site levels and ground conditions to provide a minimal 
impact intervention within the local landscape. There is little alteration 
to the form of the surrounding fields and by bringing the barn and 
curtilage back into purposeful use the “managed hedgerows” will once 
again be restored back to their local character. LANDMAP highlights the 
loss of some hedgerow in favour of fencing and recommends 
enhancement of woodland and hedgerow. The landscaping scheme 
seeks to retain and enhance all existing hedging with new planting 
being comprised of native species interspersed with specimen trees. 
 
LANDMAP highlights the character of local settlements as consisting of 
“farms and hamlets scattered evenly throughout the area.” The 
conversion proposes to re-use an existing structure and continue this 
pattern of “scattered rural” settlements within existing boundaries.  
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The cultural landscape is described as “other rural” “to reflect the all-
encompassing nature of the culture of the landscape” into which the 
conversion will fit well.  
 
The wider landscape has an important historical character which 
LANDMAP describes as “one of the best surviving example(s) of the 
historic landscape of the Vale”.  The proposed conversion does not 
affect the character of the local villages and offers a housing unit for a 
local family within an existing traditional structure. The visual form and 
character of the building will be maintained and restored continuing 
the historic appearance of the site.  
 
A full landscaping scheme is provided to accompany this application 
including specifications of a restoration scheme for the hedgerows 
including replanting native species.  
 
Parking and highways 
Access from the road is via the existing access point. The vision splays 
from the entrance are good and the traffic speeds are low and due to 
the nature of the road.  
 
There is adequate space for parking and turning within the yard even 
with the proposed reduction in size. Given the small size of the dwelling 
there should be a maximum requirement of 2 parking spaces however 
there is a generous amount of space to allow for visitors to park if 
needed. This area will be finished in a porous material to maintain 
drainage.  
 
The yard is currently used for the storage of silage bales and for access 
to the fields. It is frequently visited by farm machinery and conversion 
to residential use will often be a reduction in traffic.  
 
Accessibility 
 The proposals are in accordance with TAN 12 particularly in relation to 
accessibility – policies/clauses A1.5, 4.13 and 5.12.3. 
 
The access to the property is directly from the main road. This access 
point also leads to the gate into the field south of the barn but serves 
no other properties.  
 
The yard has been used for heavy farm machinery for some years with 
year round use and as such has a good surface of compacted stone 
which will form a firm, level base for the new parking area. 
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The path to the front door will be min 1200mm wide in smooth hard 
material to a gradient not exceeding 1:20 (1:40 max cross fall). The 
main entrance door will be level threshold, with level paved areas 
externally. 
 
External lighting will ensure good levels of illumination to all pathways. 
Lamps will be typically Tungsten Halogen types providing 12-20 
Lumens/Watt and will be directed to where it is needed. Light spillage 
will be minimised by the use of hoods, cowls, louvres or shields in order 
to ensure minimal disturbance to nocturnal wildlife such as bats.   
 
Internally the house is designed in accordance with Part M of the 
Building Regulations.  The design allows free movement to all ground 
floor areas and any corridor widths are a minimum of 1000mm. 
 
The new entrance door will have a minimum structural opening of 
910mm, bedrooms and bathrooms have structural openings of 827mm.   
 
The ground floor toilet is arranged in accordance with Part M of the 
Building Regulations, including an outward opening door.  
 
Electrical fixtures and fittings including switches, sockets, ventilation 
and service controls will be in a zone between 450mm and 1200mm 
above floor level. 
 
Conclusions 
The proposed development respects and conforms to all necessary 
planning guidance. The detailed design ensures that the highest 
standards will prevail to provide a quality addition to the local 
residential community.  
 
The conversion of a redundant building into a new dwelling will provide 
much needed residential housing for local people with a positive effect 
on ecology, landscape and local character; it will also be sustainable 
and flexible in its design and function.  
 
By bringing the building back into purposeful use its character and 
place in the local landscape will be preserved.  
 
This Design, Access and Planning statement, supported by Structural 
and Ecological reports has demonstrated that the proposed conversion 
can be carried out in compliance with all necessary criteria and as such 
the planning application should be supported for approval.  
  




