I refer to your current application submission in connection with the above.  

In the first instance, I believe that this application is seriously lacking information/clarification, and unless amendments or further details/plans are received I will not be able to support the application.

You will appreciate that the application form you have submitted is a joint form for both planning permission and listed building consent, and yet no planning fee has been submitted for any planning proposal, and the planning proposals have not been made explicit as part of Question 3 of the form.  

As a result I can only consider the current submission for listed building consent.  Any proposals to carry out alterations to the existing access, or the erection of new single garage, will not be examined as part of this application.  These additional proposals will need to be submitted as a separate application for planning permission, incurring a planning fee of £166.

Because the current application can only be considered for listed building consent, I consider that it would be worthwhile submitting a revised application form to avoid any potential confusion with statutory and non-statutory consultees.  The alternative form will also delete the need for unnecessary questions for this consent application.  I enclose a copy of the form for your attention and completion.  (If further copies of this form are required these can be downloaded from WCBC’s planning web site – and you need Form 11 and the advice notes) 

I also consider that some of the other information submitted with your application needs further amendment and clarification.  This application does not provide any useful background information, and does not make it clear why the works are necessary or why they are justified.  The information as currently submitted is open to interpretation, and does not explain what has happened.  The survey and report (dated March 05) is not representative of the current situation, and therefore current survey plans are required.

I am also unclear as to why you have included the layout details of adjacent buildings (Units 1-3) when these have not been built and they are not referred to in any supporting text with the application.  I believe consultees need to understand the background behind this proposal, and they will not understand the significance of Units 1-3 when there are none of these buildings are located at the rear of the farmhouse.  Likewise the Location Plan includes out of date information, eg the area of the former works building is shown even though this building is no longer standing.  

Therefore any revised/amended listed building application should include an up to date location plan, and then other information to adequately explain the following:  i) the existing situation before the latest work commenced; ii) what has happened since then; and iii) what further work will be undertaken if LB consent is forthcoming. 

It is recommended that any supporting documentation for the application should be introduced with a general statement, to briefly confirm the intentions of the applicant/owner, and what has happened to date at the site to date, and why the current application is necessary.  This general statement will then need to be backed up with further supporting information – to include detailed written text, reports, supplementary drawings and photos.  To assist matters your may wish to examine the following sub headings as useful sections for the supporting statement:

a) Original situation – In this section verify the state of the building before the latest refurbishment work had started.  A plan to show existing elevations and floor plans should be submitted, together with photos if taken at that time.

This section should contain some historical context, and information to confirm the link between the adjacent planning permission (P/2002/1333) for 3 houses, and how this permission was intended to provide funding for essential repair works to be carried out to the listed Lower Honkley Farmhouse building.  The condition of the farmhouse building at that time, and the details of the repairs needed, and their likely cost can be confirmed by referring to, and a copy of the Survey and Report document dated March 05 can be included in an appendix.  

The section should also refer to condition 10 of the permission P/2002/1333, which required the farmhouse building to be repaired and renovated in accordance with an ‘approved’ conservation method statement – and a copy of the approved method statement can be included in an appendix.

b) Current situation – this should fully explain what works have actually been implemented to date.  You may also wish to state why, or submit various justification as to why certain changes were made from the original intentions, and why the works were carried out without the benefit of any listed building consent.  

Please note, when comparing the original plans of the farmhouse with the current building, it is noted that the shape of the two storey rear element (where an original cruck frame was situated) has been altered in its shape/form, and there is a canopy roof porch area attached to the single storey ‘porch’ that was entirely re-built.  Revised floor plans and elevations should be submitted, to fully show the current condition and appearance of the building (inside and outside), and these plan(s) can be supplemented with photos.  

I also consider that information should be submitted with information to verify in detail (with cross sections) the design of the cruck that was replaced.

I also note that the internal staircase has been fully removed, and this should be identified and acknowledged on the plans, and in the supporting text the reasons for this should be verified.  

c) Proposed works – to fully explain what further works will be undertaken to allow refurbishment of the building, including full justification.

The plans submitted for this section should indicate with dotted lines the position of the unauthorised canopy roof, with notes to state that this will be removed.  

It will also be important to include detailed drawings of the new cruck frame and cross sections through the wall to show the position of the cruck within the wall.  It is noted that the original cruck frame extended further down towards the ground floor, whereas the current plans show the frame finishing higher up.  Why is this work justified?

If you decide that you would like to include the planning permission works as part of the listed building application, then use the application form as originally submitted.  However the ‘description of proposed works’ (Question 3) would also need to include:

· Alterations to existing vehicular and pedestrian access

· Erection of new single garage

If you do submit a joint planning and listed building application, the location plan must identify the whole site with a red line – to include all the land necessary to carry out the proposed works.  For example, the site must include the area required for the altered access to the site from a public highway, visibility splays for the access point, areas for landscaping works, car parking/garages, turning areas, etc.

It would also be necessary to withdraw the current application (P/2009/0562) at the same time that any new application is submitted.  

In line current legislation, a design and access statement (DAS) is not required for works requiring planning permission because this would be in connection with a householder development.  But a DAS is required because of the listed building status of the building.  Having read the current statement it is questionable whether this constitutes a valid statement, and this should be amended.  I therefore strongly urge you to read the advice contained in Welsh Assembly Government’s TAN 12:Design (Appendix 1), which helps verify requirements for these statements.  

It is relevant to note in the DAS that since some external works require planning permission, then it seems quite crucial to verify proposed surface treatment(s) for the access/driveways and pathways, to help verify how occupants/visitors will be able to access the building.  Although a level threshold is proposed, this will be pointless for any wheelchair users if the surface is not suitable.  

Information regarding security of the site (because the site is within a rural location) might also be relevant, particularly if new walls or fences are required.  These elements will require planning permission, as they are not ‘permitted development’ within the curtilage of listed buildings.  As a result this type of detail should also be included in the ‘description of development’, and their design and location should be properly identified on detailed plans.

There are also other requirements for the DAS submission, and these should be incorporated within a revised statement.

Before submitting any amendments, or further applications, I strongly urge you to arrange a meeting with the case officer to discuss the content of this letter so that you avoid the submission of further unhelpful details/plans which could cause unnecessary delay for your client delay.

In respect of the current application I would welcome a response within 14 days of this letter.  Therefore please arrange a meeting using the above contact as soon as possible, and hopefully outstanding matters can be resolved/clarified.

