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Bob Dewey    
PLANNING                 
SUPPORTING STATEMENT
PROPOSED AMENDMENT TO PLANNING PERMISSION  
re BARN AT TY MAEN FARM, PENTRE, CHIRK, WREXHAM

Background:  The proposal is to seek to remove condition 2 of planning permission P/2010/0959 granted on 22 March 2011.

Planning History:

The application was granted for the “conversion & refurbishment of existing barn to provide carer accommodation for disabled child”. 
Condition 2 requires that 
“the converted barn shall only be occupied by family members of the occupiers of Ty Maen Farm or those designated as carers for the occupiers of Ty Maen Farm”

The reason given for imposing this condition was “using the barn as a separate dwelling would result in a substandard level of amenity and an adverse impact upon highway safety”. 

This application seeks to remove that restriction to allow the barn to be rented off to a third party which would allow the owners more flexibility in how the property is used. 


Planning Guidance :

Conversion of redundant farm buildings has frequently been permitted by the Council and guidance in such matters is contained in Local Planning Guidance note 3 “Converting Rural Buildings” adopted by the Council in 2006.

It is clear that the Council sees such proposals as a valuable way of safeguarding historic structures and proving commercial or residential facilities. 

The following are relevant extracts from that guidance:

Many of these buildings make a positive contribution to the character and appearance of the area. Provided they are structurally sound, conversion of these buildings, for example to employment or community use, visitor accommodation or housing can safeguard their future. By re-using existing resources, conversions can also meet the aims of sustainable built development.

Planning history A previous planning permission for residential conversion of the same building may be sufficient to outweigh the need to prove that another use would be more appropriate. Where permission has been granted for residential conversion within the same group of buildings, this may establish a precedent for converting the other buildings to residential use.

· Curtilages (the land immediately surrounding a building and directly related to it) should be kept to the minimum area required for normal occupation of the premises and should not extend illogically into open fields;

· Site access: Where the site access is narrow and/or shared with other premises; or where visibility is obstructed by buildings and boundary walls, its use by significant levels of additional traffic may be hazardous. In such circumstances, conversion of the building to residential use may be the only safe option, although in extreme cases, even this may be unacceptable.


JUSTIFICATION/EXPLANATORY NOTES

It is clear that the Planning Guidance Note and policies in the Unitary Development Plan, the (draft) Local Development Plan and Planning Policy Wales all recognise that re-use of redundant buildings in the countryside can often be supported.

At the time of the original planning application in 2010, it was specifically stated by the applicants that the proposed usage was to be more limited than a general residential use. On the face of it, regardless of that it would appear to have met the planning policy framework applicable to this area.

The Council granted permission on that basis and the limitation set out in condition 2 was found unobjectionable to the applicant. 

Matters have now moved on. The barn conversion took longer than anticipated and was completed about 2016. The applicant has grown older and the caring situation has developed. The family has now concluded that a more flexible approach to the occupation might be more appropriate.  For example, to allow the building to be rented to a third party would provide an income stream which could allow the care of the applicant to be managed in a more sensible way. No real planning harm has been identified from such a course of action and it is still sensible that the restrictions imposed by the condition should be reviewed to confirm whether they are appropriate or necessary.

Welsh Government Circular 016/2014 expressly says
	3.3 ….. A condition should not be retained unless there are sound and clear 
		reasons for doing so.
	4.4 Conditions should offer flexibility, although not to the extent that the 
	development is substantially different to that which has been granted 
	permission.
	3.41 An unreasonable condition does not become reasonable just because an
 Applicant suggests it, or agrees to its terms.

The Council suggested that the condition was justified because 
	“Using the barn as a separate dwelling would result in a substandard level of amenity and an adverse impact upon highway safety”

Substandard amenity:

There are many barn conversion schemes across the county which have several (sometimes many) independent dwellings serviced from a hard surfaced courtyard. 
Although not detailed in the reason for the condition, amenity usually refers to a lack of privacy from windows overlooking private space, or because of inadequate amount of private open space.

The window to window distances are very limited because the two properties are off set from one another. A screen fence prevents any views at ground level. At first floor level there is a small kitchen window opposite the existing house at approaching 20 metres distance. This is probably not to be considered to be a habitable window, but in any case, its impact would be very minimal.

The fenced area with the barn provides about four times the minimum 50 sq m required. Private open space for the main house is to the west of the house and is very extensive.

In any event, the firm intention is to rent out the unit and clearly anyone taking occupation will be fully appraised of the situation before taking up occupation. If the situation were to be come unacceptable to either party, the tenancy could be ended.

Highway Safety:

[bookmark: _GoBack]Highways previously indicated that visibility was substandard for a speed limit of 60 mph. The access to the main road had been found suitable for a second unit of residential accommodation on the land and clearly. Although occupation by carers had a direct link to the occupation of the main house, it clearly envisaged an independent occupation by persons not otherwise resident there.  The unit is restricted in size and traffic generation is likely to be very small.

The speed limit on the road has been reduced from 60 mph to 50 mph since the grant of planning permission. This reduces the standard by 25%. Thus, any safety concerns should be addressed satisfactorily.


Parking is available for the two properties which fully meets the standard required by the Council. Both units have adequate space to enable on-site turning.

Personal Circumstances:

The applicant currently has physical and medical needs which require specialist help form carers but this will no doubt change as time progresses. At the present time, she lives in the existing house with carers attending as required. Her care needs are quite extensive. At some point in the future, it is hoped that she will be able to live independently in the barn aided by professional cares but this cannot be predicted at this time.

CONCLUSION:

 The conversion of the barn to a dwelling would appear to be wholly in accord with planning policies and the LPG note 3. There appears to be no valid reason why it cannot be occupied by a third party. The family intend to retain ownership of the barn so that the applicant can live more independently but close to her family. At the present feel it would be more beneficial if it could be occupied by others. No harm would result to any planning considerations.
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