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Westmoor Barn, Primrose Hill, Cowbridge
Extension to existing dwelling house to form two new bedrooms, dining room and utility room

SITE AND CONTEXT

The application site comprises an existing residential barn conversion with a separate detached annexe building and a detached double garage. 

Vehicular access is via an existing track that runs to the east of the separate Westmoor Farm and south to join with the A4222 at Primrose Hill.

The site is located within the countryside to the west of Cowbridge and outside of the residential settlement boundary as defined in the Unitary Development Plan. The site also lies within the Lower Thaw Valley Special Landscape Area. 

DESCRIPTION OF DEVELOPMENT

This is an application for full planning permission for the extension of the main residential barn conversion. The proposal entails the demolition of the existing single storey, mono-pitched annexe on the north, rear elevation, and the construction of a two storey pitched roof extension in its place. The proposed extension will measure approximately 10.85m x 4.1m, to a ridge height of approximately 5.8m, and will accommodate a ground floor bathroom, dining room and living room extension, with two bedrooms and ensuite facilities at first floor.
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The external finishes of the extension will be predominantly natural timber, with painted render to the recessed wall on the west elevation, and a natural slate roof. The design will include some contemporary detailing such as the ‘wrap around’ corner window on the ground floor, the recessed west wall at ground floor, and glazed Juliet balcony to French doors at first floor.

PLANNING HISTORY

1985/00695/FUL - Convert building to dwelling - Refused 3 September 1985 on the grounds that the proposal represents an unjustified dwelling in the countryside.

1991/00081/FUL - Proposed conversion of barn into a dwellinghouse – Approved 16 April 1991 subject to conditions, including:- removal of permitted development for extensions, alterations and outbuildings; no occupation until highway improvements carried out; means of enclosure agreed and implemented before occupation. 

1994/00861/FUL - Formation of a drive to give access to the barn that has been approved for conversion into a house – Approved 4 November 1994 subject to conditions including, samples of materials; and no development for the driveway until the barn conversion has been implemented in accordance with application reference 91/00081/FUL.

1996/00350/FUL - Renewal of application 91/00081/FUL for conversion of barn into a dwellinghouse - Withdrawn 28 January 1997.

1997/00579/FUL - Extension to previously approved barn conversion – Approved 4 July 1997 subject to conditions, including samples of materials. 

1997/01003/FUL - Conservatory to previously approved barn conversion - Refused 31 October 1997 for the following reason:

‘1.
The proposed extension is contrary to the Council's adopted Policy for the Conversion of Rural Buildings - A Policy and Design Guide, in that it represents an unacceptable extension to the barn which would detract from the character of the original rural building.’

1997/01269/FUL - Part demolish shed and erect a garage and greenhouse/store - Approved 20 March 1998 subject to conditions including removal of permitted development rights to ensure that the building is retained for use as a garage/store.

2011/00612/FUL - Conversion of existing garage/store into granny annex - Approved 18 November 2011 subject to conditions, including:- amended plans; ancillary use to Westmoor Barn; and schedule of materials.

2012/00876/FUL - Erection of an outbuilding - Approved 26 September 2012 subject to conditions, including:- retention of the building for use as a garage/store only without planning permission; and no consent for the extension of the authorised curtilage. The building has been implemented but not in accordance with the approved plans which show a simple, mono-pitched felt roof, and not a dual pitched, slate like roof as constructed.

Other applications in the vicinity of some relevance:-

2002/00618/FUL - Field west of Westmoor Farm (neighbouring site) – Construction of an all-weather riding area for private use – Refused 24 July 2002 on the grounds that it would comprise an unnecessary and intrusive domestic feature within the rural landscape. A subsequent appeal was dismissed on 2 April 2003. A copy of the decision is attached.

CONSULTATIONS

Cowbridge with Llanblethian Town Council – No objection.


REPRESENTATIONS

The occupiers of neighbouring properties were notified on 16 March 2015. In addition a site notice was posted on 26 March 2015. No representations have been received to date.  

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:

· POLICIES 1 & 2 - THE ENVIRONMENT.

Policy:

· POLICY ENV1 - DEVELOPMENT IN THE COUNTRYSIDE. 

· POLICY ENV4 - SPECIAL LANDSCAPE AREAS.

· POLICY ENV8 - SMALL SCALE RURAL CONVERSIONS.

· POLICY ENV10 - CONSERVATION OF THE COUNTRYSIDE.

· POLICY ENV27 - DESIGN OF NEW DEVELOPMENTS.

· POLICY HOUS7 - REPLACEMENT AND EXTENSION OF DWELLINGS IN THE COUNTRYSIDE.

· POLICY TRAN10 - PARKING.

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 (PPW) 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, Chapter 5-Conserving and Improving Natural Heritage and the Coast, including paragraphs 5.1 and 5.5.1; and Chapter 9 - Housing, in particular paragraphs 9.2.2 and 9.3.6.  

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, in particular paragraph 3.2.3 which states:-

“Conversion proposals should respect the landscape and local building styles and materials. If a planning application is submitted for the re-use of a building which the planning authority considers has a significant adverse effect on the landscape in terms of visual amenity, it may be appropriate in connection with any proposed structural changes to impose conditions to secure an improvement in the external appearance of the building.”
TAN12 - Design, including paragraph 2.6 which states:-

“Design which is inappropriate in its context, or which fails to grasp opportunities to enhance the character, quality and function of an area, should not be accepted, as these have detrimental effects on existing communities.”
In addition paragraphs 5.8.1 and 5.8.4 which states:-

“In relation to conversion or adaptation of agricultural buildings, character retention will often involve the least amount of change possible to external appearance. Solidity and simplicity in design and relationship of built form with landscape provide the distinctive character of many Welsh rural areas. The fragility of these qualities and the important contribution which local distinctiveness makes to a sustainable future for rural areas should be reflected in development plan policies and guidance.”
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:

The Conversion of Rural Buildings SPG.

Design in the Landscape SPG, including DG13 and DG14. 
Amenity Standards SPG.

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 (PPW) 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

In assessing the proposal against the above policies and guidance it is considered that the principal issue is the impact on the character and appearance of this former agricultural building and the wider area, which includes the Lower Thaw Valley Special Landscape Area (SLA). The planning history of the site is also material to the determination of this application. 

Background and principle of an extension
As already noted the site is located in the countryside outside of the residential settlement boundary for Cowbridge which lies over 700m away to the west. In addition the site lies within the Lower Thaw Valley Special Landscape Area. The site and main barn building were formerly agricultural in use and once formed part of the wider farm complex at Westmoor Farm, with the original farmhouse located to the south of the application site. The site is now in residential use following the original grant of consent for the main barn conversion in April 1991, reference 1991/00081/FUL. Since that time there have been subsequent applications for additional works at the site, including, a new driveway in 1994; a single storey extension to the barn conversion in 1997; an ancillary detached annexe in 2011 created from a garage/store that itself was a new build approved in 1998; and most recently a new detached garage/store approved in 2012. 

In policy terms HOUS7 of the UDP relates to the extension of dwellings in the countryside and requires that the scale, siting, design, materials, landscaping and external appearance is compatible with any existing related structures and the surrounding landscape. However, in this instance it is policy ENV8 and the SPG on The Conversion of Rural Buildings that is of most relevance. Even though the building has already been converted the criteria contained in ENV8 will still apply to any further works to the property. Criterion (iii) of ENV8 requires that the building is structurally sound and the conversion can be achieved without substantial reconstruction of the external walls, or extension to the building. In addition paragraph 4.5.1 of the SPG on ‘The Conversion of Rural Buildings’ states:-

“Applications for minor amendments or alterations to the approved scheme will only be considered by the Council if the amendments comply with the requirements of Policy ENV8. Proposals to extend converted buildings are likely to detract from the character and amenity of the existing buildings and surrounding countryside, accordingly proposals to extend existing converted buildings are likely to be resisted.”
It is for this reason that the original grant of consent sought to control extensions, including outbuildings, as well as restrictions on the later developments. This has been done by the removal of certain permitted development rights which allows the Council to make an assessment of the likely impact of any further works bearing in mind the particular circumstances of the case.

As regards the acceptability of the current proposal, it is noted that no justification is offered for the need for the extension, which will provide for a significant area of additional floor space over the existing, and almost double the floor space of the original barn conversion. It will be noted from the planning history that since the original consent in 1991 there have been a number of additions to the property. These include a single storey extension which was approved in July 1997, reference 1997/00579/FUL; a garage/store approved in March 1998, reference 1997/01269/FUL; the conversion of the same garage/store to an ancillary annexe approved in November 2011, reference 2011/00612/FUL; and a detached garage/store approved in September 2012, reference 2012/00876/FUL. From this it is evident that despite the general presumption against the extension of barn conversions implicit in the policy and guidance, the Council has approved additional development on the site having assessed the visual impact of the particular development. Indeed not all of the applications submitted on the site have been approved. An application for a conservatory extension on the barn, reference 1997/01003/FUL, was refused in October 1997 on the grounds that it represented an unacceptable extension to the barn which would detract from the character of the original rural building.

Thus it is considered that the critical issue in the determination of the current proposal is the likely impact on the character and appearance of the former barn itself and the wider rural landscape. This is assessed below. 

Design and visual impact

As already noted above a previous application for a conservatory extension to the barn was refused in 1997. This followed an approval for a lean-to extension on the north elevation, which itself was reduced in size after negotiations. When considering the proposed conservatory it was determined that the form of the development was alien to the rural nature of the barn, and that the size and scale, especially when coupled with the extension already approved, would adversely affect the original rural character of the building. In contrast to that previous refusal, the current proposal will result in a significant increase in the size of the building, virtually doubling the size of the original barn. The proposal will create a dual pitched structure that will completely alter the character, scale and appearance of the original, simple and modest agricultural barn. 
In addition, the contemporary window detailing, including ‘wrap-around’ glazing, French doors and Juliet balcony, will further detract from the agricultural appearance of the former barn, contrary to policy ENV8, in particular criterion (iv), and policy HOUS7. This will all add to the creeping intensity of development at the site and an uncharacteristic scale and form of development in this rural setting.  Whilst it is accepted that the Council has approved additional development, an inspection of the site raises concerns over the extent of the authorised curtilage and other works. As already noted the detached garage/store has not been built in accordance with the approved plans. The dual pitched slate roof has resulted in a building of a different character to that approved, and one that has a greater impact, and is less sympathetic to its rural surroundings. There is also a detached outbuilding that sits next to the lean-to on the main barn conversion itself which has not received any planning permission, and again detracts from the rural appearance of the former barn. In addition the authorised curtilage is not defined as required in the original permission, so that any encroachment into the open fields is not immediately obvious and these matters are being assessed by the Enforcement office.

In considering the wider impact, it is accepted that the proposed extension will be on the north, rear elevation of the building. Although this faces away from the main public highway to the south, nevertheless, it will still be visible within the surrounding landscape. The property sits on a prominent hillside where public views are available, including from the south west on the A4222, and Aberthin lane to the west. The site is a particularly sensitive one in landscape terms being within the Lower Thaw Valley SLA, which, with the Upper Thaw Valley, is identified for its rural character, with a dramatic valley form enclosed by a plateau landscape and a strong relationship with Cowbridge. The ‘Designation of SLAs Review Against Historic Landscapes Evaluations’, a background paper to the emerging LDP, proposes an extension of the Upper Thaw Valley SLA to the west, recognising that suburban development is eroding the character. In addition, a further background paper to the LDP, ‘Designation of Landscape Character Areas’, identifies the site as being within Landscape Character Area 22 – Central Vale Ridges and Slopes, with one of the key policy and management issues being the retention of the integrity of the agricultural landscape character through management of its principal elements. Policy ENV4 of the UDP permits development in an SLA where it can be demonstrated that it would not adversely affect the landscape character, landscape features or visual amenity of the SLA. In addition, DG13 of the Councils SPG on Design in the Landscape seeks to reduce, and wherever feasible, reverse the erosion of locally distinct rural character which results in suburbanisation, whilst DG14 notes:-

“Restoration of, or additions to older buildings, whether for agricultural or other uses, should be carried out using traditional materials and should be appropriate in scale with the original complex.”

It is noted that the sensitivity of the surrounding landscape was recognised in an earlier application for the development of an all-weather riding arena within an adjoining field to the south west of the current site. It is appreciated that this was for a differing nature of development, nevertheless, the issues relating to the likely impact on the character and appearance of the surrounding countryside are similar. That application was refused and a subsequent appeal dismissed, with the appeal Inspector referring to the prominence of the site, and the views from the A4222, and the footway to the south side of Primrose Hill.   

Thus it is considered that the proposed extension will appear as an intrusive and alien feature, not only with regard to the rural character and appearance of the former barn itself, but also within the wider landscape setting of the Lower Thaw Valley Special Landscape Area and this would be contrary to Policies ENV8, HOUS7 and the Supplementary Planning Guidance ‘Design in the Landscape’.

Other issues

On the question of neighbouring impact, as the proposed extension is on the rear north elevation which is on the opposite side from the nearest neighbour at Westmoor Farm to the south, it should not have any adverse impact on their residential amenity. 

As for the level of private amenity space to serve the application site itself, as the proposal will increase the gross floor area of the dwelling, the Council’s SPG on Amenity Standards will require an equivalent area of garden space. It is recognised that the authorised curtilage for the dwelling is relatively restricted, even more so since the original permission, with the development of the ancillary accommodation and the garage/store. Notwithstanding this, as the proposal will replace the existing single storey lean-to, there will be limited loss of existing garden space. On the basis that the annexe remains ancillary to the main barn conversion then the remaining garden space should be sufficient to serve the extended dwelling. However, the application site as edged red shows an extended curtilage from that originally approved ion 1991. Whilst this area was extended slightly to the east in the new driveway application in 1994, there has been no permission for any other extension of the authorised curtilage. 

Finally on the issue of parking, the Council’s car parking standards would require an increase in on-site parking provision with a minimum of three spaces. There is clearly sufficient parking space available within the garage and the surfaced driveway/forecourt area. 

In view of the above the following recommendation is made.   

CONCLUSION

The decision to recommend refusal of 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 ENV1-Development in the Countryside, ENV4-Special Landscape Areas, ENV8-Small Scale Rural Conversions, ENV10-Conservation of the Countryside, ENV27-Design of New Developments, HOUS7-Replacement and Extension of Dwellings in the Countryside, TRAN10-Parking, and Strategic Policies 1 & 2-The Environment of the Vale of Glamorgan Adopted Unitary Development Plan 1996-2011; Supplementary Planning Guidance on The Conversion of Rural Buildings and Design in the Landscape, and national guidance contained in Planning Policy Wales, TAN6-Planning for Sustainable Rural Communities and TAN12-Design, it is considered that the proposal represents an unacceptable extension to this former barn conversion that would have a significant adverse impact on the original character and appearance of the building itself and detract from the wider countryside setting of the Lower Thaw Valley Special Landscape Area. 

RECOMMENDATION

REFUSE (W.R.)

1.
In the opinion of the Local Planning Authority it is considered that the proposal represents an unacceptable extension to this former barn conversion that would have a significant adverse impact on the original character and appearance of the building itself and detract from the wider countryside setting of the Lower Thaw Valley Special Landscape Area, contrary to Policies ENV1-Development in the Countryside, ENV4-Special Landscape Areas, ENV8-Small Scale Rural Conversions, ENV10-Conservation of the Countryside, ENV27-Design of New Developments, HOUS7-Replacement and Extension of Dwellings in the Countryside, TRAN10-Parking, and Strategic Policies 1 & 2-The Environment of the Vale of Glamorgan Adopted Unitary Development Plan 1996-2011; Supplementary Planning Guidance on The Conversion of Rural Buildings and Design in the Landscape, and national guidance contained in Planning Policy Wales, TAN6-Planning for Sustainable Rural Communities and TAN12-Design, 
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