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Ishton Barn, Lon Cwrt Ynyston, Leckwith
Rear extension and front hall extension

SITE AND CONTEXT

The application site relates to Ishton Barn, Lon Cwrt Ynyston, Leckwith. The property is part of a barn conversion complex of 5 barns. The application dwelling is a single storey and is connected to two other barns creating a U shaped barn. 

The property was originally granted consent for conversion in 1994 however the original barns were demolished and rebuilt, retrospective consent was granted for the barns in 2005.

The site is accessed by a private driveway from Leckwith Road and is located within the open countryside. The property falls with the Cwrt-Yr-Ala Basin Special Landscape Area and in a Limestone (Category 2) mineral safeguarding zone.

DESCRIPTION OF DEVELOPMENT

The application proposes the construction of a single storey front porch and a single storey rear extension.

The proposed single storey extension would measure 9.2 metres in length, 7.3 metres in width with a pitched roof 2.2 metres to eaves and a ridge height of 4.8 metres. The extension would be finished in render with rooflights either side and served by aluminium bi-fold doors and UPVC window and door.

The proposed pitched roof porch would measure 2.8 metres in width, 1.5 metres in depth with a 2.3 metre eaves height and a ridge height of 3.8 metres. The proposed porch would be finished in render with brick quoins and a slate roof with rooflights either side.
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Existing rear and front elevations
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Proposed extension to rear
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Proposed porch to front

PLANNING HISTORY

2005/00253/FUL, Address: Ynyston Farm - Ishton Barn and Istwyn Barn, Leckwith, Proposal: Conversion to 2 No. dwellings as built, Decision: Approved

2007/01731/FUL, Address: Istwyn Barn, Lon Cwrt Ynyston, Leckwith, Proposal: Three new windows, Decision: Approved

CONSULTATIONS

Dinas Powys Community Council were consulted on 16 April 2018. No response was received at the time of writing this report.


Michaelston le Pit with Leckwith Community Council were consulted on 16 April 2018.
No response was received at the time of writing this report.


Estates (Strategic Property Estates) were consulted on 16 April 2018. No response was received at the time of writing this report.



Dinas Powys Ward Members were consulted on 16 April 2018. A response received from Cllr Robertson on 13 April 2018 confirms no objection to the proposal.


REPRESENTATIONS

The neighbouring properties were consulted on 16 April 2018 and a site notice was also displayed on 30 April 2018. To date no letters of representation have been received.

REPORT

Planning Policies and Guidance

Local 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 Local Development Plan 2011-2026, which was formally adopted by the Council on 28 June 2017, and within which the following policies are of relevance:

Strategic Policies:

Policy SP1
 – Delivering the Strategy
Policy SP9
 – Minerals
Policy SP10 – Built and Natural Environment
Managing Growth Policies:

Policy MG17 – Special Landscape Areas
Policy MG22 – Development in Minerals Safeguarding Areas
Managing Development Policies:

Policy MD1 - Location of New Development
Policy MD2 - Design of New Development
Policy MD11 - Conversion and Renovation of Rural Buildings
Policy MD12 - Dwellings in the Countryside
In addition to the Adopted LDP the following policy, guidance and documentation supports the relevant LDP policies.

Planning Policy Wales:

National planning policy in the form of Planning Policy Wales (Edition 9, 2016) (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 (2016)

· 
Technical Advice Note 23 – Economic Development (2014)

In particular section 3.2 of TAN 23 relates to “Re-use and Adaptation of Existing Rural Buildings”

Supplementary Planning Guidance:

In addition to the adopted Local Development Plan, the Council has approved Supplementary Planning Guidance (SPG).  Some SPG documents refer to previous adopted UDP policies and to ensure conformity with LDP policies, a review will be carried out as soon as is practicable following adoption of the LDP. The Council considers that the content and guidance of the adopted SPGs remains relevant and has approved the continued use of these SPGs as material considerations in the determination of planning applications until they are replaced or otherwise withdrawn. The following SPG are of relevance:

· Conversion and Renovation of Rural Buildings (2018)

· Design in the Landscape  

· Parking Standards (Interactive Parking Standards Zones Map)  

· Residential and Householder Development (2018)

Other relevant evidence or policy guidance:

· Welsh Government Circular 016/2014: The Use of Planning Conditions for Development Management

Well-being of Future Generations (Wales) Act 2015

The Well-being of Future Generations Act (Wales) 2015 places a duty on the Council to take reasonable steps in exercising its functions to meet its sustainable development (or wellbeing) objectives.  This report has been prepared in consideration of the Council’s duty and the “sustainable development principle”, as set out in the 2015 Act. In reaching the recommendation set out below, the Council has sought to ensure that the needs of the present are met without compromising the ability of future generations to meet their own needs.

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 its setting and impact and the wider area, which includes the Cwrt Y Ala Special Landscape Area (SLA). Impact on neighbouring properties, amenity space and impact on mineral safeguarding are also material consideration.

Background and principle of an extension
As already noted, the site is located in the countryside outside of the settlement boundary for Llandough. The barn buildings were formerly agricultural in use and once formed part of the wider farm complex at Ynyston Farm, the site is now in residential use following the original grant of consent for the retention of the barn conversion in 2005. 

In policy terms Policy MD2 of the LDP states new development should amongst other things:
1) Be of a high standard of design that positively contributes to the context and character of the surrounding natural and build environment and protects existing features of townscape or landscape interest.

2) Respond appropriately to the local context and character of neighbouring buildings and uses in terms of use, type, form, scale, mix and density.

Policy MD12 of the LDP relates to dwellings in the countryside and requires that dwellings as extended are not disproportionate in size to the original dwelling, would not unacceptably affect the character of the existing dwelling and its contribution to rural character and would have no materially greater impact on the landscape.

Policy MD11 relates to the conversion and renovation of rural buildings. This policy is considered applicable in assessing proposals following conversion and renovation. In particular Criterion 2 is relevant which states that the reuse can be achieved without substantial reconstruction, extension or alteration that unacceptably affect the appearance and rural character of the building or its setting. 

The SPG on The Conversion and Renovation of Rural Buildings is also of particular relevance.

Paragraph 2.2. of the SPG states that “….. both the policy and the guidance contained herein are equally applicable to subsequent applications to extend or alter rural buildings that have already been converted.”

Paragraph 9.3.2 of the SPG states:-

“Where justified, minor additions may be acceptable where this is designed with sensitivity for the existing building and does not conflict with other planning requirements. Extensions should enhance the character and appearance of the building and, where possible, should make a positive contribution to the wider environs. Favourable consideration will be given to glazed lightweight extensions which retain the distinction between ‘old’ and ‘new’.”
It is for this reason that the original grant of consent sought to strictly control the conversion of these rural buildings and in particular control extensions, including outbuildings, as well as restrictions on alterations. This has been achieved through 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. 
Design and visual impact

The application property relates to a simple U shaped barn conversion which has retained much of its original rural character. In order to retain this character the policy generally seeks to ensure conversions respect the existing appearance and wider area, thus, extensions are generally resisted.

The proposed rear extension would measure 9.2 metres in length, 7.3 metres in width with a pitched roof 2.2 metres to eaves and a ridge height of 4.8 metres.  The scale of the extension is such that it would result in a significant alteration to the rear elevation of the property which retains its agrarian character. The extension would be wholly out of keeping with the original character of the U shaped barn and unacceptable in principle.  

In terms of roof designs Paragraph 9.5.3 of the ‘The Conversion and Renovation of Rural Buildings’ SPG states:

‘Modern bargeboards/soffit details with overhangs are not appropriate…’”

Whilst paragraph 9.5.1 of the ‘The Conversion and Renovation of Rural Buildings’ SPG states:

“The number and location of any rooflights proposed will need to be justified by a daylight factor calculation submitted as part of the planning application”.

In respect of new windows and doors Paragraph 9.8.3 of the ‘The Conversion and Renovation of Rural Buildings’ SPG states:

New windows and doors should preserve the character of the original openings and should be sympathetic in design, proportions and materials. These should be tailor made in timber to suit the individual building and not “off the peg”.

Notwithstanding the objection to the principle of a rear extension, the proposed rear extension would be finished in cement render, would have an eave and ridge height set significantly lower than the existing barn that results in an awkward relationship between the original building and the extension. In addition the proposal includes a 1 metre overhang on the soffit, large window and door openings, a number of velux roof windows, and UPVC windows. All these items serve to give the extension an overly domesticated appearance that would not be typical of agricultural buildings and would be contrary to advice within the ‘The Conversion and Renovation of Rural Buildings’ SPG. 

An extension of any size in this location would harm the simple form of this barn, however the SPG states, extensions can be acceptable on conversions where they are lightweight. The existing barn is approximately 6 metres in width and the proposed extension measures 7.3 metres in width. This coupled with a render finish results in a poor relationship between the old and new and reinforces the view that the extension would result in the domestication of the barn conversion.

The proposed extension is located to the rear and would not be visible from the immediate wider area, however this would not be sufficient justification to allow poorly designed proposals that fail to comply with planning policy and will further detract from the agricultural appearance of this simple U shaped former barn.

In addition to the rear extension, the proposal includes a pitched roof porch to the front elevation. This would also be finished in render (with brick quoins) and would have roof windows in the roof slopes. It should also be noted that no daylight factor calculations have been submitted for the proposal and it is considered that there would be no clear justification for roof windows in either proposal given the level of glazing proposed, particularly in the rear elevation.
The front porch whilst more limited in size would introduce a wholly alien form of development which would not normally be associated with a converted rural barn. The entrance currently has a pitched roof over which was not part of the original barn design, but was added by the developer who reconstructed the barn without first obtaining planning consent. Notwithstanding this, the proposed porch, together with the use of roof windows and render would further result in domestification of the conversion, which would adversely affect the original rural character of the building. 

On this issue of the impact on the special landscape area, Policy MG17 of the LDP permits development in an SLA where it can be demonstrated that it would not adversely affect the landscape character of the SLA. The extensions would relate to an existing dwelling and therefore not considered to adversely impact the SLA as they would be read in conjunction with the existing dwelling when viewed from the wider area.
Neighbouring Impact

In respect of neighbouring impact, the proposed extensions would be located close to the adjoining barns, however given the scale and nature of the proposal, they are not considered to raise any concerns relating to privacy or amenity of neighbouring properties.

Private Amenity Space

As for the level of private amenity space to serve the application site itself, the proposal will increase the gross floor area of the dwelling and result in the loss of private amenity space. Despite this the property benefits from a generous rear garden area which would be sufficient to serve the extended dwelling.

Parking

On the issue of parking, the proposal does result in an additional bedroom, however it is noted that there is clearly sufficient parking space available within the surfaced driveway/forecourt area. As such the proposal does not raise parking concerns. 

Mineral Extraction

It is noted that the site is covered by limestone (Category 2) in the LDP. Strategic Policy SP9 (Minerals) and MG22 (Development In Minerals Safeguarding Areas) seek to safeguard known mineral resources. Policy MG22 states that, in such areas with known resources,  new development will only be permitted in an area of known mineral resource where it has first been demonstrated that:

1. Any reserves of minerals can be economically extracted prior to the commencement of the development;

2. Or extraction would have an unacceptable impact on environmental or amenity

considerations; or

3. The development would have no significant impact on the possible working of the resource by reason of its nature or size; or

4. The resource in question is of poor quality / quantity.

In this case, having regard to criterion 2, given the location of the application site and its proximity to the existing dwelling and other dwellings, it is considered that any extraction of the mineral resource would likely have an unacceptable impact on amenity of nearby occupiers. Therefore as extraction would likely have an unacceptable impact on amenity, the proposal is in line with Policy MG22 in that it would satisfy criterion 2.

Conclusion

In light of the above, the proposed extension and porch, by reason of their siting, design, size, appearance and finishes, would adversely affect the simple rural appearance of this converted building to the detriment of its appearance and agricultural character within its rural setting. The proposal would therefore be contrary to Policies SP1 (Delivering the Strategy), SP10 (Built and Natural Environment), MD1 (Location of New Development), MD2 (Design of New Development) MD11 (Conversion and Renovation of Rural Buildings) and MD12 (Dwellings in the Countryside) of the Vale of Glamorgan Local Development Plan 2011-2026, Supplementary Planning Guidance on The Conversion and Renovation of Rural Buildings SPG (2018) and national guidance contained in Planning Policy Wales, Technical Advice Notes 12 – Design and 23 – Economic Development.

REASON FOR RECOMMENDATION

The decision to refuse 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 Local Development Plan 2011-2026.
It is considered that the decision complies with the Council’s well-being objectives and the sustainable development principle in accordance with the requirements of the Well-being of Future Generations (Wales) Act 2015.

RECOMMENDATION

REFUSE (W.R.)

1.
In light of the above, the proposed extension and porch, by reason of their siting, design, size, appearance and finishes, would adversely affect the simple rural appearance of this converted building to the detriment of its appearance and agricultural character within its rural setting. The proposal would therefore be contrary to Policies SP1 (Delivering the Strategy), SP10 (Built and Natural Environment), MD1 (Location of New Development), MD2 (Design of New Development) MD11 (Conversion and Renovation of Rural Buildings) and MD12 (Dwellings in the Countryside) of the Vale of Glamorgan Local Development Plan 2011-2026, Supplementary Planning Guidance on The Conversion and Renovation of Rural Buildings SPG (2018) and national guidance contained in Planning Policy Wales, Technical Advice Notes 12 – Design and 23 – Economic Development.
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