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REASONS FOR REFUSAL
OF APPLICATION:!4/0439/91
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1. The site 1s within a rural area beyond the Green Belt on the adopted
Dacururm District Plan wherein permission will only be given for use of

land, the{ construction of new buildings, changes of use of existing
buildings Jor agricultural or other essential -purposes appropriate to a

rural areavor ‘gmall scale facilities for participatory sport or recreation.

- No such. need has been proven and the proposed development is unacceptable

“1n tne terms of th1s policy.

2. . The bu1ld1ngs are of no architectural or historic merit and there is no
..justificatiunsor this ground for a departure from the establ1shed policy.
3. . The- loca] p1ann1ng authority 1s not satisfied that the existing buildings
oare: " redundant® such as to Justify the grant. of planning permission for
: convers1on toaa dw2lling having regard to the location of the buildings in
. the ‘rurals area beyond the Green: ‘Belt. The loss of the stables could give
rise to the Construction of new buildings in the open countryaide for the
use as: animalbshelters
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Sir 5 | I—
: TCWN AND COUHTRY PLANNING ACT 1990, SECTION 78 AND SCHEDULE 6
APPEAL BY MR HUGH SCOTT
¢*  APPLICATION NO:- 4/0439/91
1. I have been appointed by the Secretary of State for the Environment to
. determine this appeal egainst the decision of the Dacorum Borough Council to refuse

planning permission’for the demolition of redundant barns and conversion of a
, redundant "model fure" barn to a dwelling at Alnwick Farm, Long Marston, Tring,
. - Hertfordshire. I have considered the written representations made by you and by the
g Council and also those made by interested persons directly to the Council and
. forwarded to me. I inspected the site on 16 September 1991.

.

i 2. The site liél in the countryside beyond the Metropolitan Green Belt. Government

: policy for the re-use of redundant rural buildings is set out in Planning Policy
Guidance Note..7. - It states that proposals for the re-use of' redundant buildings

, should not-be rejected-unless there are specific and convincin< rvlanning reasons
that cannot be overcome by attaching reasonable conditions to the planning
permisaion. The Council refer to a number of policies in the approved Hertfordshire
County Structure Plan 1986 Review, their own Dacorum District Plan and the draft
Dacorue Borough Local Plan which will eventually replace the district plan. As the
draft plan has yet to be adopted, I give it only moderaty weight in my

i ! £ considerations of this appeal.

3. The general aim of the varicus relevant policies is to restrict development in
the rural area to uses connocted with agriculture, forestry and certain other
special vses. New development is to be directed towards existing gsettlements and
higt standards of design and layout are sought. Policy 99 of the emerging local
plan relates specifically to redundant buildings in the countrysida. Conversion or
reuse for non-reaidential uses are generally preferred to residential. A new use
should be appropriate, the buiiding should be worth retaining, its character and
appearance should not change substantielly. Tha requirement for a new building for
the displaced uss should not be a result of permitting a particular conversion.

4, From my visit tc the site and surrounding ares and from the representations
made, I consider the main issue to be the effect of the proposal on the character
and appearance of the countryside having regard to national and local policy
objectives for the contrcl of development in rurel areas.

5. The location of the farm is in open, flat countcyside,several wiles ﬁurth of
The Chiltirns. A shared, largely unsurfaced,farm track gives access to the farm
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buildings which are over 1100 m from the nearest public highway. 1Its position is

remote from settlements of any size and thesbuildings can be hardly seen from the
road. S )

o

~ There are no objectiohs to the demolition of the barns referred to in the
lication. The Council are not satisfied that the building to be converted is
truly redundant for agricultural use, although the Ministry cf Agriculture is
satisfied. It was completely empty at the vigit, as tco was a large adjacent barn
which is to be demolished. Alternstive stabling facilities. in part of one of the
other barns are now ready for use during the winter.,  This barn also appears to have
spare capacity, which your client confirms. Therefore, from the evidence, it seems

that the barn in thié proposal is redundant and a replacement building.is not likely
to be required. 3 . , :

7. Because of the proximity to the existing farmhouse and the poor access to the
site, the Council,accept that the use of the building for the non-residential uses
preferred under draft’ Policdy 99 would be inappropriate. Certainly a residential use
would be remote from a settlement, but would relate more satisfactorily to the
existing dwelling&

8. The proposed‘conyersion would allow the building to be retained with minimal
external alteration. ™ Although possessing little architectural or historic interest,
it is, nevertheless, 'a traditional farm building eand blends with the countryside
more ‘acceptably than-do modern, prefabricated agricultural structures, in my
opinion. No new buildings are proposed, so the site of the medieval village would
not be disturbed. 5 ) ,

Fy . !

9. Conversicn of rural buildings to dwellings can also lead to changes in the
character of theirasufroundings through the provision of gardens. The.careful
handling of boundaryienclosures can often prevent serious visual harm to the rural
character. In this sase, a walled courtyard is proposed at the front within part of
the - Parmyard area{‘ At the:back, a garden would be created from an existing paddock,
partly bordered by hedyerows.’ Detailed treatment of these sensitive areas can bao
controlled by condition oniany planning permission. Similarly, the new vehiculsar
accessAdesign-canjbegbontrolled in this way. :
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10. Although theiproposal, perhaps, does not fully meet the requirements of
Policy 99, that policy is still in draft form. However, in the light of the above,
discussion and having regard to national policy, I am not convinced that the
objections to theiproposal are so specific and convincing for it to be unaccepteble
in this particular case. Nor do I congider your client's propnsed converaion would
cause material harm Qp the character and appearance of the countryside. _ ;

¥ i ) .
11. T have considered the conditions suggested by the Council to be imposed,in the
light of advice in Circular 1/85. In order to safeguard the characterfand
appearanca of the open countryside, I agree with all the Council's suggeations ;
except for the submission of details of materials which are adequately indicated in
the application. - | :
12. I have taken inéo account. gll the other matters raised obut none outweighs the
considerutions leading to my decisicn.

13. For the above reasons, and in exercise of powers transferred to me, I heoraby

allow this appeal and grent planning permission for the demolition of redundant
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barng and conversion of redundant "zmodel farm™ parn to a dwelling at Alnwick Farm,
Long Marston, Tring, Hertfordshire in accordance with the terms of the spplication
(No 4/0439/91) dated 25 March 1991 and the plans submitted therewith, subject to the
following conditions:~-

- the development hereby permitted shall be begun before the expiration of
5 yeara from the dates of this letter;

2., no development shall taka rlace until thore has been submitted to and
approved by the local planning authority a scheme of landscaping which shall -
include indications of all trees and hedgerows on the land, and details of any
to be retained, together with measures for their protection in the course of
developoent;

3. all planting, seeding or tucfing comprised in the approved details of

. landscaping shall be carried ocut in the first planting and seeding zeasons
'P3llewing the occupation of tho dwelling or the completion of the devalopment,
whichever is the sooner, and any trees or plants which within a pericd of

5 years from the completion of the development die, are removed aor becoms
seriocusly damaged cr diseased shall be replaced in the next planting season with
others of similpr size and species, unless the local planning authority gives
written consent to any variation; ‘

4, the dwelling siiall not be occupied until the boundary treatment to the

curtilage of the site has been provided in accordance with detalls to be
submitted to and approved by the local planning authority;

5. -works shall not begin until details of the surfacing to be used for the
drive-and courtyurd have been submitted to and approved by the local planning
uuthority. gpd gho surfacing shall be cnrried out in the materials so approved;

6. notuithatanding the provisions of the Town and Country Planning General
.Developwent: Order 1988 (or any order revoking or re-enacting that Order), no
developsant 8 h.ll be carried out,without the prior approval in writing of the
local plannins authority. which uould otherwise. be permitted development under
Part 1 Clnlles A, B and E of Scheduls 2 to that Orde£>,

14. An applicant for any consent, agreement or approval required by a condition of
this pornislion hal a statutory right of appeal to the Secretary of State if
consent, aaroellnt or.approval is refused or granted conditionally or if the
autnority fail to ‘1ve notice of their decision within tho prescribed period.

15. This letter does not convey any approvel or consent which may be required
under any enactsent, byelaw, order or regulation other than Section 57 of the Town
and Country Planning Act 1990.

I am Sir ‘ :
Your obedient Servant ce fo fra fkum,

v~ =18,

D G HAYES DipTP MRTPI
Inspector




