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HARROGATE BOROUGH COUNCIL

PLANNING AREA2 DC COMMITTEE — AGENDA ITEM 5: LIST OF PLANS.
DATE: 6 July 2004

PLAN: 03 CASE NUMBER: 04/01157/FUL

GRID REF: EAST 451229 NORTH 448936
APPLICATION NO. 6.125.99.B.FUL DATE MADE VALID: 01.03.2004

TARGET DATE: 26.04.2004

WARD: Marston Moor

APPLICANT: The Trustees Of E C York 1997 Settlement
AGENT: Ferguson Sayell Partnership

PROPOSAL: Conversion of redundant farm buildings to form 1 no. long term let holiday
dwelling, 2 no dwellings, alterations to vehicular access and installation of
a package treatment plant. (Site Area 0.486ha)(Revised Scheme)

LOCATION:  Chapel Hill Farm (Formerly Hutton Grange) Angram York North Yorkshire
YO23 3PA

REPORT

This application was referred to the Area 2 Planning Committee by the Chairman.

SITE AND PROPOSAL

Chapel Hill is situated in an isolated location in the open countryside and consists of a
range of redundant former agricultural buildings adjacent to a farmhouse. The buildings
are arranged in a courtyard and consist of a 'two storey' height barn to the frontage and two
single storey structures. A brick boundary wall encloses the courtyard with a central wall
splitting the courtyard into two. Access to the site is gained via a single track across land
owned by the applicant. The access joins the highway (Long Marston -Askham Richard
road) at a sharp 90 degree bend in the road.

The applicant proposes the conversion of the barns to from two dwellings and 1 no. long
term holiday let. The units would all have 3 bedrooms with a parking area situated to the
front of the courtyard.

As the buildings appear in a poor state of repair, the applicants have included a structural
survey of the structures to support the scheme.

MAIN ISSUES

1. Land Use

2. Visual Impact

3. Highway Safety

4. Residential Amenity
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5. Open Space Provision
6. Pollution Prevention

RELEVANT SITE HISTORY

6.125.99.FUL - Re-roof farmhouse with new pantiles, form new garage with bathroom over
and replace all windows and doors. PER 03.01.1995

6.125.99.A.FUL - Conversion of redundant farm buildings to form 3 no. long term let
holiday dwellings, alterations to vehicular access and installation of a package treatment
plant. REFUSED 11.08.2003

CONSULTATIONS/NOTIFICATIONS

Parish Council
Angram

The Coal Authority
No known constraints

DLAS - Open Space
Confirm a commuted sum of £711 generated for Leisure Area and Youth & Adult facilities
and allocated to Angram Verges and Long Marston Recreation Area

Environment Agency
No objections

Environmental Health
No objections

Yorkshire Water
No comments received

Housing Development
No separate use class for holiday cottages. There is a need for affordable housing in the
Angram area as identified by the Needs Survey Update 2003

Highway Authority
No objection subject to the imposition of conditions.

APPLICATION PUBLICITY

SITE NOTICE EXPIRY: 02.04.2004
PRESS NOTICE EXPIRY: 02.04.2004
REPRESENTATIONS

LONG MARSTON PARISH COUNCIL - The parish council do not object to the



Area 2 Development Control Committee - Tuesday 06 July 2004
Agenda Item No. 06 (03) - Public Report

development but make the following comments regarding the scheme.

1. Parish council does not object but would stress that arrangements for sewage
collection/disposal should be of a high standard and pose no problems for local
watercourses or environmental damage.

OTHER REPRESENTATIONS - No representations received.

VOLUNTARY NEIGHBOUR NOTIFICATION - No properties notified.

RELEVANT PLANNING POLICY

PPG1 Planning Policy Guidance 1: General Policy and Principles

PPG3 Housing

PPG17 Planning Policy Guidance 17: Planning for open space, sport and recreation

SPE2 North Yorkshire County Structure Plan Policy E2

SPH5  North Yorkshire County Structure Plan Policy H5

LPC16 Harrogate District Local Plan Policy C16: The Re-use and Adaptation of Rural
Buildings

LPHX  Harrogate District Local Plan Policy HX: Managed Housing Site Release

LPHO5 Harrogate District Local Plan Policy H5: Affordable Housing

LPAO1 Harrogate District Local Plan Policy Al: Impact on the Environment and Amenity

PPG7 The Countryside: Environmental Quality and Economic and Social Development

PPG13 Planning Policy Guidance 13: Transport

LPC14 Harrogate District Local Plan Policy C14: Farm Diversification

LPC15 Harrogate District Local Plan Policy C15: Conservation of Rural Areas not in
Green Belt

LPHD20 Harrogate District Local Plan Policy HD20: Design of New Development and
Redevelopment

LPHO6 Harrogate District Local Plan Policy H6: Housing developments in the main
settlements and villages

ASSESSMENT OF MAIN ISSUES

1. LAND USE - The proposal represents the re-use and adaptation of existing rural
buildings and as such HDLP Policy C16 is relevant to the proposal. In support of the
scheme the applicants have submitted a structural survey in relation to the barns, which
concludes that the barns are in a condition capable of conversion.

Policy C16 requires any conversion, by virtue of any physical changes, access and
servicing arrangements together with the level of activity associated with the proposed use
should not harm the character or appearance of the countryside or of the building itself.

The scheme proposes the conversion of the barns to form 2 dwellings and a long term
holiday let. Following the earlier refusal of application 6.125.99.A.FUL in 2003 the HDLP
Selective Alteration has been adopted and under the provision of policy H5 it is considered
that an element of affordable housing should be provided at the site. No such provision is
proposed. In addition as the site area is greater than 0.3 hectares in area, substantial
planning benefit would need to be demonstrated over and above normal planning policy.
The only benefit put forward by the applicant is that the proposal would help in terms of
farm diversification and in this respect would welcome a S106 Agreement to secure
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ownership of the units by the applicant and to prevent the units from being sold on in the
future.

The Director of Health and Housing has identified through the Housing Needs survey
Update of 2003 a requirement for 30 affordable homes in the period 2003-2008 within the
Housing needs sub-area of Marston Moor (which includes Angram). In this location the
most appropriate form of affordable housing is discounted home ownership.

2. VISUAL IMPACT - The scheme has been revised since the earlier refusal and the
proposed alterations to the existing structures have been reduced. Whilst the development
would still incorporate numerous alterations to the barns in terms of the creation of new
window openings, the majority retain the existing rural character of the structure. The
major exception to this is the treatment of the front elevation to the main two-storey barn,
which has very much a domestic appearance.

The curtilage to the units has been restricted to within the courtyard area , however a large
vehicle hardstanding and turning area is proposed to the front. If consent was to be
forthcoming this area, which forms part of an adjacent field could be conditioned to be
reduced in size, so as to reduce its visual impact from distance views of the site and to
retain the setting of the agricultural buildings.

3. HIGHWAY SAFETY - The Highway Authority have no objection subject to the imposition
of conditions.

4. RESIDENTIAL AMENTIY - The scheme would not adversely impact upon the residential
amenity of the occupiers of the adjacent dwelling (which is within the same ownership).
Internally within the site the units provide satisfactory privacy distances and future
occupiers would be aware of the restricted cartilages to the units.

5. OPEN SPACE PROVISION - HDLP Policy R4 is applicable in this instance and a
commuted sum of £711 is generated for the scheme. The applicants have completed a
Unilateral Undertaking to comply with the provision of the policy.

6. POLLUTION PREVENTION - The applicants propose the installation of a new package

treatment plant to serve the site. The comments of the Parish council have been noted.
Both the CEHO and Environment Agency have no objection to the scheme.

CONCLUSION - The broad land use principle of the conversion and re-use of the
agricultural buildings is considered acceptable under the provisions of HDLP Policy C16
and HDLP Selective Alteration Policy HX. Concern is expressed , however in respect of
the proposed conversion works and increased domestication of the site. In particular the
alterations to the two storey barn are considered damaging to its character.

As the site area exceeds 0.3 hectares in area, substantial planning benefit would need to

be demonstrated for consent to be forthcoming. The applicants state that the units would

contribute towards farm diversification and is willing to enter into a S106 Legal Agreement
to retain ownership of the site whilst providing an income which contributes to the current

business operation carried out by the applicant.

The scheme proposes 3 units, two of which will be dwellings and the third a long term let.
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No details of the letting are submitted and on the basis of a long term let it is considered
that this would be akin to a residential use. On the basis that 3 residential units are
proposed the scheme would require an element of affordable housing provision as required
by HDLP SA policy H5. No such provision has been provided as part of the scheme.

In the absence of any affordable housing provision the scheme is contrary HDLP Selective
Alteration Policy H5.

Refusal of the application is recommended.

CASE OFFICER: Mr A Hough

RECOMMENDATION

That the application be REFUSED. Reason(s) for refusal:-

1 The proposal fails to provide any affordable housing for local needs and is therefore
contrary to the Harrogate District Local Plan (Selective Alteration) Policy H5.

2  The proposed development by reason of the extensive and domesticated alterations
to the two storey barn and extended curtilage would have a detrimental visual impact
upon the character and appearance of the countryside and upon the building itself in
a manner contrary to the provisions of Harrogate District Local Plan Policy C16.



Area 2 Development Control Committee - Tuesday 06 July 2004
Agenda Item No. 06 (03) - Public Report

HARROGATE HARROGATI
BOXROLCGH COUNCH BHOROUIGH COUNCTL
ORNOT COPY 0 NOT COPY

aam AT

Chapel Hill Farm

BOROUGH COUNCIL K BOROUGH COUNCI
DO NOT COPY || DO NOT COFY
I
E
al
E
[
I
|
{
HARER(MATE | HARROGATE
BOROUGH COUNCIL BOROLUIGH COUNCI
" DO NOYT COPY DO NOY COPY
'1“ ? =
| | | | | | ]

G%W Area 2 DC Committee 06/07/2004
oRcuGH (J coumcy | AP Mo 612590 8 FUL Case Mo, (4601 15FUL i 1
|Scale:  1:2500  (m Ad size) Jem Ne: 3 Site \\\ﬁ
Dirawn byl B Site Area 0486 hectares {\

Froduced for Develipment Control Ares Planning Commirtee for site identdficadon purposes snly.




