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Penllyn Estate Farm, Llwynhelig Farm, Cowbridge, Vale of Glamorgan, CF71 7FF

SJL Surveyors LLP, Hill House Farm, St. Mary Hill, Bridgend, CF35 5DT

Great House Farm, Penllyn, Cowbridge
New building

SITE AND CONTEXT

The application site comprises part of a parcel of agricultural land located on the western edge of an existing complex of farm buildings and associated yard which lies on the outskirts of the village of Penllyn. The land forms part of a larger unit of approximately 610 ha of pasture and arable land. 

The site is located in the countryside to the south west of the residential settlement boundary of Penllyn as defined in the Unitary Development Plan. The site lies outside of the Upper Thaw Valley Special Landscape Area which lies approximately 190m to the east. In addition the Great House Farm is a Grade II listed building which also lies to the east of the site. There are public footpaths that run to the north and west of the site, Public Rights of Way Nos. 24 and 25, Penllyn.

DESCRIPTION OF DEVELOPMENT

This is an agricultural prior notification application under Schedule 2, Part 6, Class A of the Town and Country Planning (General Permitted Development) Order 1995 (as amended), for the construction of a new agricultural building for the storage of fodder. The proposed building will be sited to the west of an existing complex of farm buildings, and will cover part of an existing outdoor silage clamp, which itself measures 48.78m x 15.24m. The proposed building will measure 30.49m x 15.24m, to a ridge height of 7.2m and eaves of 6.1m. The building will be of steel portal framed construction finished in olive green plastic coated galvanised steel sheeting to the walls, and natural grey fibre cement sheeting to the roof. 

No new vehicular access will be required as there is access from the existence entrance to the south east of the proposed building through the existing farm yard.  

A supporting Design and Access Statement (DAS) indicates that the building is required to provide fodder storage, and will serve to secure the economic viability of the farm business, with the tenancy recently surrendered by an occupier of over 60 years standing. 

PLANNING HISTORY

There is a considerable history of applications relating to the wider Great House Farm. The following are related to the yard area as it currently exists:-

1992/00134/FUL - New farm buildings - Approved 14 April 1992 subject to conditions, including details of slurry store; enclosures; and no tree felling.

1992/00603/FUL - Amended plan for new farm building (92/00134/FUL refers) - Approved 17 July 1992 subject to conditions, including details of slurry store; and access to archaeologist.

1992/00679/OBS - 11kv overhead line diversion (diverted to north of agricultural buildings) - No objections but request conditions – 24 July 1992.

1996/00677/FUL - Mono pitched 4 bay cattle rearing shed (site to north of Great House Farm dwelling) - Approved 31 October 1996 subject to conditions, including sample finishes.

2014/00916/FUL – New dwelling and associated works – Yet to be determined.

In addition there have been several applications on the wider and original yard area, including:-

1986/00176/FUL - Form a new vehicular access into Great House Farm dwelling curtillage from the public highway - Approved 4 April 1986.

1985/00383/OUT - Eastern edge of OS Parcel 1815 and north of Great House Farm Penllyn - Residential development for private houses - Approved 11 June 1985 subject to conditions.

1985/01110/FUL - Old barn and bakehouse rear of Great House Farm - Conversion of disused barn to dwelling - Approved 29 January 1986 subject to conditions.

1986/00300/FUL - The Old Bakehouse, next to Great House Farm - Convert old bakehouse into a private dwellinghouse - Refused 14 October 1986.

1986/00408/FUL - Plot adjacent to Great House Farm - Erect detached house and garage - Approved 22 July 1986 subject to conditions.

1988/00320/FUL - The Old Bakehouse, adjacent to Great House Farm - Conversion of the existing building into a single storey dwellinghouse – Approved subject to conditions 12 May 1988.

1991/01280/FUL - The Yard, Great House Farm - Change of use of three redundant agricultural buildings to three dwellings – Approved subject to conditions 14 April 1992.

1993/00393/OUT - The Yard, Great House Farm - Erection of two dwellings – Approved subject to conditions 28 September 1993. 

1993/00708/FUL - Barns adjacent to Great House Farm - Proposed barn conversion to two dwellings - Approved subject to conditions 2 September 1993.

1993/01115/OUT - The Yard, Great House Farm - Erection of 3 dwellings - Approved subject to conditions 1 February 1994.

1994/00537/RES - Plot 1, Great House Farm - Detached dwelling including integral garage - Approved subject to conditions 18 October 1994. 

1994/00842/FUL - Plot 3, Great House Farm - Construction of new dwellinghouse - Approved subject to conditions 25 November 1994.

1994/00973/RES - Plot No. 2, Great House Farm - Construction of traditional 2 storey house with integral garage - Approved subject to conditions 10 January 1995. 

CONSULTATIONS

None. 

REPRESENTATIONS

None.

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:

Strategic Policies:

· POLICY 1 - THE ENVIRONMENT

Policy:

POLICY ENV 1 

– DEVELOPMENT IN THE COUNTRYSIDE. 

POLICY ENV2 

– AGRICULTURAL LAND.

POLICY ENV4 

– SPECIAL LANDSCAPE AREAS. 

The site lies just to the west of the Upper Thaw Valley SLA.

POLICY ENV10 
– CONSERVATION OF THE COUNTRYSIDE.

POLICY ENV17 
– PROTECTION OF BUILT AND HISTORIC ENVIRONMENT. 

POLICY ENV27
 
– DESIGN OF NEW DEVELOPMENTS.

POLICY EMP8 

– AGRICULTURAL ENTERPRISE AND ASSOCIATED DEVELOPMENT. 

POLICY REC12 
– PUBLIC RIGHTS OF WAY AND RECREATIONAL ROUTES.

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, July 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, in particular paragraphs 3.2-permitted development rights; 7.3-diversification in the rural economy and 7.6.7 supporting agricultural development. 

Technical Advice Notes:

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

· TAN6 – Planning for Sustainable Rural Communities (2010), in particular Annex A. 

· TAN 12 – Design (2009), including paragraph 2.6.

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:

· Design in the Landscape|, including DG14-Farm 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).’
The guidance provided in Paragraph 4.2 of PPW is noted above.  In addition to this, the background evidence to the Deposit Local Development Plan that is relevant to the consideration of this application is as follows:

· Designation of Landscape Character Areas (2013 Update). 

· Designation of Special Landscape Areas (2013 Update). 

· Designation of SLAs Review Against Historic Landscapes Evaluations (2013 Update).

Issues

This application is made under Schedule 2, Part 6, Class A of the Town and Country Planning (General Permitted Development) Order 1995 (as amended), to seek a determination as to whether prior approval is required for the siting, design and external appearance of the building.

Justification

Class A of Part 6 to Schedule 2 of the Town and Country Planning (General Permitted Development) Order 1995 (as amended) specifies permitted development as:-

“The carrying out on agricultural land comprised in an agricultural unit of 5 hectares or more in area of-

(a) works for the erection, extension, or alteration of a building; or


(b) any excavation or engineering operations,

which are reasonably necessary for the purposes of agriculture within that unit.” 

This is subject to certain criteria. 

In this case it is noted that the area of the agricultural unit is stated as being an extensive 610ha, and the site comprises part of an existing complex of farm buildings, mostly of modern construction. The supporting information states that the building is required for the storage of fodder and to assist in the continued viability of the holding with the ending of the long term tenancy. An inspection of the site confirms the statements in the application form, with evidence of hay bales stored outside in the area of the proposed building, and there is no reason to doubt that the application is necessary for the purposes of agriculture within the unit. As such the proposal benefits from the agricultural permitted development rights and the prior notification can be considered in relation to the proposed siting, design and external appearance.

Design and visual impact

Policy EMP8 of the UDP requires that agricultural buildings should be designed for purpose. This is supported by national guidance and TAN6, Annex A. In addition Policy DG14 of the Council’s Supplementary Planning Guidance on Design in the Landscape refers to Farm Buildings. This expects that the material and design of new farm buildings should be sympathetic with their surroundings by the use of traditional materials of a neutral colour. It is noted that the proposed structure is a typical modern building designed for farm purposes.

The supporting information indicates that the siting of the new building has been chosen to minimise the visual impact. It also concludes that the “design and layout is sensitive to the existing buildings and in keeping with the character and former development in the wider area.” Indeed it is noted that the position of the building is well related to the existing farm complex, and the proposed materials and colours are in keeping. 

In respect of the wider landscape impact, it is noted that the building has some immediate screening from the public highway with existing trees and hedgerow. This is in line with the advice in TAN6 which notes at paragraph A16 that such siting of new agricultural building may help to assimilate them into the landscape. Despite this it will be visible from the public footpaths and at longer distances from the road to the west. However the building will be viewed against the backdrop of the existing complex and should not appear as an intrusive feature. It is also considered that there should be no adverse impact on the setting of the listed building or the SLA to the east, even accounting for the proposed extension of the SLA to include the site in the emerging LDP. Thus it is considered that the proposed building should not cause any significant detriment to the character of the surrounding countryside, nor that any alternative siting, design or external appearance would serve to minimise such impact. 

Other issues

In terms of residential amenity it is noted that the proposed building will be sited a further distance away from any neighbouring dwellings than the existing buildings, which themselves have consent for livestock housing.

Finally there are no implications for highway safety. As already noted the proposed building will utilise the existing vehicular access and should not result in any significant intensification of the use. In addition the proposal should have no adverse effect on the Public Rights of Way. 

In view of the above the following recommendation is made. 

CONCLUSION

The proposed development is considered to be permitted development as defined under Schedule 2, Part 6, Class A of the Town and Country Planning (General Permitted Development) Order 1995 (as amended), and, having regard to Policies ENV1-Development in the Countryside, ENV2-Agricultural Land, ENV4-Special Landscape Areas, ENV10-Conservation of the Countryside, ENV17-Protection of Built and Historic Environment, ENV27-Design of New Developments, EMP8-Agricultural Enterprise and Associated Development, REC12-Public Rights of Way and Recreational Routes and Strategic Policy 1-The Environment of the Vale of Glamorgan Adopted Unitary Development Plan 1996-2011; Supplementary Planning Guidance on Design in the Landscape; and national guidance contained in Planning Policy Wales, TAN6-Planning for Sustainable Rural Communities and TAN12-Design, it is not considered that prior approval for the siting, design or external appearance of the storage building is required.
RECOMMENDATION

DOES NOT REQUIRE the prior approval of the Local Planning Authority.

NOTE:

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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