COMMITTEE DATE: 22 " December 2016

Reference: 16/00692/FUL

Date submitted: 27th September 2016

Applicant: Mr Peter Chandler
Location: Manor Farm 32 Main Street Muston
Proposal: Conversion of barns to form four dwellings.
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Introduction:-

The application seeks full planning consent forabaversion of 4 red brick and pantile barns cosipg part
of Manor Farm, Main Street, Muston, to form fourellimg units. Also proposed as part of the appiicais
the erection of a parking barn associated withptiogosed units.

The barns are located on the northern edge ofutieup part of the village, partly within the \alje envelope.
Manor Farm farmhouse, Number 32 main Street, cavepra large red brick and pantile dwelling sitethat
point where Main Street makes a sharp ninety defyree Skerry Lane runs northwards from this corne
towards the A52.

Set to the north-east of the principal farmhousgaso attaching on its northern sider
, Is an extensive barn range. Set beyond thess harthe east and accessed principally from $ieme, are
a number of modern portal-framed farm buildings.

The application seeks to convert the existing lwgd to form four residential units. One unit & e
provided within each of four distinct elements lof tgroup. The fifth barn element set directlyte tear of
the main dwelling, being retained for use in conio@cwith the dwelling.

The proposed conversion will provide 2 x 2bed yritx 3 bed unit and 1 x 4 bed unit. Garden avéhde

formed adjacent to each unit. The proposed garagdimg will be in the design of a traditional casthed,
erected to the north-east of the barns to provighyaical buffer between the proposed dwellingsuaitd the
retained farmyard area.

The village of Muston is not considered to be $l@dor further development as it is an unsustdasdration
with very few services and facilities as confirntedrecent studies



It is considered that the main issues arising fronthis proposal are:

» Compliance or otherwise with the Development Planrad the NPPF
» Impact upon the character of the area

* Impact upon heritage and ecology

* Impact upon highways

The application is required to be considered byRlamning Committee due to the applicant beingedi#o a
Member of the Council.

Relevant History:

90/00369 — Erection of a portal framed buildingermitted
90/00380 - Erection of a portal framed buildingermitted.
97/00002 — Additional turkey unit permitted.
Development Plan Policies:

Melton Local Plan (saved policies):

Policies OS1, BE1, H6

OS1 States that planning permission will only be grdrfte development within village envelopes where;

« The form, character and appearance of the settleisyant adversely affected;

* The form, size, scale, mass, materials and arc¢hiealetailing of the development is in keeping
with the character of the locality;

* The development would not have a significantly adeeeffect upon the historic built
environment or nature conservation features inolydiees;

* The development would not cause undue loss of ertil privacy, outlook and amenities as
enjoyed by occupants of existing dwellings in tienity;

» Satisfactory access and parking can be made alailab

BEL1 states that planning permission will not be graritechew buildings unless among other things, they
designed to harmonise with their surroundings, thieyld not adversely affect the amenity of neighiscand
there is adequate access and parking provision.

H6 states permission will be granted in village enpe®for residential development comprising smailugs

of dwellings or single plots.

The National Planning Policy Framework was publishd 27" March 2012 and replaced the previous
collection of PPS. It introduces a ‘presumption ifavour of sustainable development’ meaning:

. approving development proposals that accord withdgvelopment plan without delay; and
. where the development plan is absent, silent evagit policies are out-of-date, granting permission
unless:

0 any adverse impacts of doing so would significaatid demonstrably outweigh the benefits,
when assessed against the policies in this Franketaken as a whol&r
o0 Specific policies in the Framework indicate devetemt should be restricted.

The NPPF offers direction on the relative weight ofhe content in comparison to existing Local Plan
policy and advises that whilst the NPPF does not &amatically render older policies obsolete, where
they are in conflict, the NPPF should prevail. .

It establishes 12 planning principles against winiaddposals should be judged. Relevant to thisicgimn
are those to:

e Proactively support sustainable economic developteedeliver homes and businesses that local areas
need;



* Always seek to secure high quality design and algaandard of amenity for all existing and future
occupants of land and buildings;

« Deliver sufficient community and cultural facilifend services to meet local needs;

» Actively manage patterns of growth to make theeftlpossible use of public transport, walking and
cycling and focusing development in locations whach or can be made sustainable.

On Specific issues relevant to this application &dvises:

Promoting sustainable transport
» Safe and suitable access to the site can be adhievall people
» Development should be located and designed (whautipal) to give priority to pedestrian and cycle
movements, and have access to high quality pulalitsport facilities.
» Create safe and secure layouts which minimise ictethetween traffic and cyclists or pedestrians
» Consider the needs of people with disabilities bynades of transport

Delivering a Wide choice of High Quality Homes

» Housing applications should be considered in theeocd of the presumption in favour of sustainable
development.

» LPA’s should identify land for 5 years housing slypplus 5% (20% if there is a history of under
delivery). In the absence of a 5 year supply haygbolicies should be considered to be out of date.

» Deliver a wide choice of high quality homes, widepportunities for home ownership and create
sustainable, inclusive and mixed communities.

» Identify the size, type, tenure and range of hausirat is required in particular locations, refiegt
local demand.

Require Good Design
e Good design is a key aspect of sustainable devalopnis indivisible from good planning, and
should contribute positively to making places hefibe people.
« Planning decisions should address the connectietvgelen people and places and the integration of
new development into the natural, built and histermvironment.

Conserving and enhancing the Natural environment
» Encourage the effective use of land by re-using lgnat has been previously developed (brownfield
land), provided that it is not of high environmdntalue.
» Aim to conserve and enhance biodiversity by taldpgortunities to incorporate biodiversity in and
around developments

Conserving and Enhancing the Historic environment

 Recognise that heritage assets are an irreplaceaBleurce and conserve them in a manner
appropriate to their significance.

» The positive contribution that conservation of tegé assets can make to sustainable communities
including their economic vitality; and

* The desirability of new development making a pusiticontribution to local character and
distinctiveness, and;

» Opportunities to draw on the contribution made bg historic environment to the character of a
place.

The National Planning Policy Framework does not chage the statutory status of the development plan
as the starting point for decision making. Proposedievelopment that accords with an up-to-date Local
Plan should be approved and proposed development dh conflicts should be refused unless other
material considerations indicate otherwise. (NPPFaragraph 12).

Consultations:-

Consultation reply Assessment of Head of Regulator8ervices

Highway Authority: No objection subject to | Noted.
conditions.

The County Highway Authority (CHA) understands thafThe submitted plans demonstrate that adequate
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the application is seeking full planning permission
the conversion of barns to 4 dwellings at Manomiar
32 Main Street Muston.

In support of the application the applicant hasnsittied
Rosamund Nicholson Architect drawing ref: 17369/A)
which shows the layout for the proposed developmen
The applicant has indicated that there will be Bzd

dwellings, 1 x 3 bed dwelling and 1 x 4 bed dwgjlin

The applicant is proposing an open fronted gardujelw
would accommodate 8 vehicles i.e. 2 per dwellifigis
is slightly below the guidelines in the 6Cs Dedsiguide
www.leics.gov.uk/6¢csdg which would require 3 patkin
spaces for the 4 bedroom property i.e. a total of 9
parking spaces, but there appears to be plentyaufes
on the site to accommodate an extra car if requiretis
not considered to be a reason to refuse the afiplican
highway grounds.

Following correspondence from the CHA the applican
has submitted a revised plan drawing reference:
17369/A/4 Rev B which provides details of the site
access, gradient and the pedestrian visibilityyspla

parking and turning area can be provided to sémee
dwellings and as such the development is conside
to be acceptable in highway safety terms.

2red

It is not considered that the proposal would cause
any highways safety issues. As such, the propos

tis considered to meet the requirements of policy
BE1 of the Melton Local Plan.

—

Parish Council:

Bottesford Parish Council support the proposal

Noted

Conservation Officer:

The buildings are a good example of a rich redkbric
traditional style, if done well the buildings woube
preserved by their conversion to dwellings, althoogt
in a conservation area, careful consideration ghbal
given to the materials proposed.

Noted

Building Control

Fire and refuse access appears to be satisfactory

Noted

Representations:

The application was advertised by way of a sitéceatt the application site. As a result of theszdtation no

letters were received.

Other Material Considerations Not Raised In Consulations:

Consideration

Assessment of Head of Regulatory Seces

Appearance and Heritage

The existing buildings are not listed, nor are they
within a designated conservation area. They| do
however have some heritage benefit due to their
traditional design and architectural detailing. eTh
buildings may fall into disrepair in the futurg,

resulting in the loss of a heritage asset of some




significance to the village.

Paragraph 140 of the NPPF states that the ber
of a proposal for enabling development what wo
otherwise conflict within planning policies, b
which would secure the future conservation o
heritage asset, should be assessed agains
disbenefits of departing from those policies. T
significance therefore of the heritage assets sh
be weighed against the issue of sustainability.

The buildings are considered to be of a traditig
form and appearance, and form an attractive gf
of previous agricultural buildings, relating wed
the principal farm house building.

The application site hosts a number of fa
buildings, these are grouped around a crew Vj
and then there is a fourth which extends to théts
east.

The barns appear to have been built in th& digd
19" century. There have been some alterations
repairs in the past; particularly new openings

blocking up openings.

Barn A — a tall single storey building with a tw
storey section oat the North East. The build
constructed in brick masonry walls which 3
generally 350mm thick with a pantile roof. T
roof of the two storey sections is supported bygk
post trusses. There are trusses to the singleys
section but these have been obscured behir
modern ceiling and plasterboard.

Barn B — this is a threshing barn consisting
225mm brickwork with intermittent piers and tw
large openings. The roof is supported on queen

trusses. There is a small single storey, sindlede

building attached to the north west elevation @&
barn and built at the same time in 225n
brickwork with piers around openings.

There is a relatively modern blockwork a
profiled sheet building attached to the barn on
south east elevation which it is intended to remo

Barn C — this is a single storey building which w
originally a cart shed. The openings have b
infilled with blockwork and timber doors. The ro
is supported on trusses.

Barn D — a narrow spanned, single storey build
with a pantile roof supported on trusses which h
been obscured by plaster boarding and a
ceiling. The walls are 225mm brickwork wi
occasional piers.
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A submitted structural survey concludes that “
structure of the original traditional barns is ioog
condition and the buildings can be conver
without any extensive rebuilding.

The work that will need to be carried out to bri
the buildings up to meet the current buildi
regulations will enhance the structural integrify
the buildings and ensure their long term use héf
buildings are left they are vulnerable to decay

can quickly pass into semi ruin. Barn D |i

particular is vulnerable.”

In accordance with the details above it is congder

that subject to repair the barn can be converte

form an acceptable standard of living

accommodation.

The barns are traditional in design and style
form an attractive group of buildings, their maaé
and build is typical of the village and once regpdi

would form attractive buildings within the existing

street scene.
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It is considered that the proposal would lead tg an

enhancement of the immediate area and ma

e a

positive contribution to the local character gnd

distinctiveness.

Sustainability and Local Plan Compliance

The Melton Local Plan Settlement Rolgs,

Relationships and Opportunities report publishe
April 2015 forms part of the evidence base for

emerging Melton Local Plan and its findings will

d in
the

feed into the New Melton Local Plan. The study

provides further understanding of the differenesal

of settlements in the Borough and the relationships

between them within and outside of the borough|
will inform the most effective pattern of

development distribution in the borough. Thisng
response to the NPPF guidance which states:

“To promote sustainable development in ru
areas, housing should be located where it

enhance or maintain the vitality of rural

communities. For example, where there are gro
of smaller settlements, development in one vill
may support services in a village nearby.”

A scoring system was developed to assess acce
services and facilities, availability of publ
transport and large/medium/small sC
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employment areas to arrive at an objective

assessment of the role of each settlement in
Borough. The village of Muston scored poor
being considered a rural settlement with verydli
or no service provision, with the conclusion thet
settlements falling into this category will genéra
not be considered sustainable to accommo
significant growth.
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The Melton Local Plan assesses the conversion of
the buildings against saved policies OS1, OS2, BE1
and H6. The site is mostly within the village
envelope for Muston.

The saved policies OS1 and BE1 allow for
development within the village envelope provided
that the form, character and appearance of|the
settlement are not adversely affected, the form ,
size, scale, mass, materials and architectural
detailing of the development is in keeping with the
character of the locality; the development would
not cause undue loss of residential privacy, oltlpo
and amenities as enjoyed by occupants of exigting
dwellings in the vicinity; and satisfactory access
and parking provision can be made available.

Policy H6 states that planning permission
residential development within village envelog
will be confined to small groups of dwelling
single plots or the change of use of exist
buildings.
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The site is brownfield previously developed la
and would convert buildings of historic men
forming a positive contribution to the surroundi
street scene and area.

The site is partly within the village envelope and
is considered on balance, that the developmer
the site, converting existing buildings to provi2ia
2,1 x 3,1 x 4 bedroom dwellings would popul
the Borough of the much needed smaller si
dwellings and would also retain and restore a gr|
of traditional buildings worthy of conversion.
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t the
10).
cal
ing
th

f the
ara
Mmix

The NPPF recognises that housing should mee
need s of present and future generations (para
It continues to recognise the importance for Ig
planning authorities to understand the houg
requirements of their area (para 28) by ensuriag
the scale and mix of housing meets the needs o
local population. This is further expanded in p
110-113, in seeking to ensure that housing

meets local housing need. The Council’s work|on
housing needs has identified a need for small ynits
to address both the current shortfall and future
demographic and household formation change
which will result in an increase in small houselsold

and downsizing of dwellings.

The proposed dwellings except for one are 2 and 3
bedroom units as such they are considered to meet
with the desirable housing needs of the borough

Town and Country Planning (General Permit
Development) (England) Order 2015, Part 2, Clas
(agricultural buildings to dwelling houses)

ethis legislation allow fro the conversion of exiggi
5 ayricultural buildings to dwelling houses where
development consists of:

he




A) A change of use of building and any land
within its curtilage form a use as an
agricultural building to a use falling withi
Class C3 (dwelling houses) of the
Schedule to the Use Classes Order; and

B) Building operations reasonably necessary
to convert the building referred to |n
paragraph (to a use falling within Class C3
(dwelling houses) of that schedule.

This is subject to a certain amount of detailed
restrictions, but it is considered that part of dite
could potentially be converted under this
legislation.

Conclusion

The application presents a balance of competingablgs, between the delivery of housing and pvesien of
a non designated heritage asset, balanced againgbor sustainability of the location.

The application seeks to convert 4 barns into 4lldweunits. The buildings may fall in to disrepan the

future, resulting in the loss of a heritage as$etomne significance to the village, therefore theinversion is
supported on this basis. The group of buildingsteaditional in design and architectural detailargd would

provide smaller sized dwellings that the borougHeficient in. As a result it is considered tha proposal is
in keeping with the character and appearance ddithe and does not significantly harm the resideatnenities
of existing neighbouring properties.

The conversion of the buildings, whilst not desiealm terms of sustainability can be positively daed in
terms of the retention of the heritage assets badelationship to existing dwellings to not be sidered as an
isolated development. As such it complies with #l®ve policies and guidance and the core prirgiple
identified in the NPPF. Following the requiremenfspara 14 of the NPPF it is considered that theebts
outweigh the harm arising and as such permissionldtbe granted.

RECOMMENDATION: Approve subject to the following conditions:

Officer to contactMiss Louise Parker DateDecember 2016

Conditions
1. The development shall be begun before the expiratighree years from the date of this permission.
2. The proposed development shall be carried outlgtiitaccordance with plan drawing numbers

MSP1233/001
1736.A.4b
1736.A.5a
1736.A.6
1736.A.7d
1736.A.8a

Received by the Authority on 27.09.2016 and 084162



10.

11.

No development shall start on site until repregar@aamples of the materials to be used in thetcoction
of all external surfaces have been submitted to agrvéed in writing by the Local Planning Authority.
Development shall be carried out in accordance thighapproved details.

Notwithstanding the provisions of Part 1 of Scheddl of the Town and Country Planning (General
Permitted Development Order) 2015 or any subsegam®ndment to that order, no development within
class A, specified in A, B, C, D and E shall berieal out unless planning permission has first bgramted
for that development by the Local Planning Authorit

The development hereby permitted shall not commentiedrainage plans for the disposal of surfaeten
and foul sewage have been submitted to and apgiowehe Local Planning Authority. The scheme shall
be implemented in accordance with the approvedldétafore the development is first brought inseu

Development shall be carried out in accordance tighmitigation section of the submitted Bat Adijvi
Survey dated 1 September 2016.

No development shall take place until there haslmeémitted to and approved in writing by the Local
Planning Authority a plan indicating the positiodgsign, materials and type of boundary treatmeritet
erected. The boundary treatment shall be compleétdre (the use hereby permitted is commenced) or
(before the building(s) is/are occupied) or (in@dance with a timetable agreed in writing with theeal
Planning Authority). Development shall be carried im accordance with the approved details.

Development shall be carried out in accordance wighconclusions and recommendations section of the
submitted Structural Appraisal dated September 2016

Prior to first use of the development hereby pesditall aspects of the vehicular access shallrbeiged
in accordance with drawing ref: 17369/A/4 Rev B.

NOTE: If the access is bounded immediately on dde By a wall, fence or other structure, an addélo
0.5 metre strip will be required on that sidetlisiso bounded on both sides, additional 0.5 nsitips will
be required on both sides.

The car parking and any turning facilities showndvawing ref: 17369/A/4 Rev B shall be providedicha
surfaced and made available for use before thelidggs occupied and shall thereafter be permagestl
maintained.

Before first occupation of any dwelling hereby pited the access drive and any turning space bleall
surfaced with tarmacadam, concrete or similar hanghd material (not loose aggregate) for a distaficd
least 5 metres behind the highway boundary and lsbao maintained at all times.

Reasons:

1.

To comply with the requirements of Section 91 & Trown and Country Planning Act 1990 as amended by
S51 of the Planning and compulsory Purchase Act200

For the avoidance of doubt.

To enable the Local Planning Authority to retaimitol over the external appearance as no details ha
been submitted.

To enable the Local Planning Authority to retaimitol over future extensions in view of the formdan
density of the development proposed.

To ensure that satisfactory provision is made atappropriate time for the disposal of foul andfeste
water.

To protect features of recognised nature consenvatiportance

To preserve the amenities of the locality.



10.

11.

For the avoidance of doubt and to preserve thecfalbithe original building.

To ensure that vehicles entering and leaving tigensay pass each other clear of the highway andaate
problems or dangers within the highway.

To ensure that adequate off-street parking prowiggomade to reduce the possibilities of the predos
development leading to on-street parking problemtbé area.

To reduce the possibility of deleterious materiihly deposited in the highway (loose stones etc.)
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