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General Development Applications 
 
(9/c) Application No’s: PAP/2021/0261 and 0265 
 
The Homestead, 82 Main Road, Austrey, CV9 3EG 
 
Planning Application and Listed Building Applications for the dismantling of the 
existing Grade 2 listed barn to form two new dwellings both for  
 
Mr M Bevan – SaLaBe Ltd 
 
Introduction 
 
These applications have been the subject of previous reports to the Planning and 
Development Board and also to a Planning Board Sub-Committee convened specifically 
to look at the case in more detail. The Board has also visited the site. 
 
Matters have now reached a conclusion and the applications are referred back to the 
Board for determination. 
 
The Site 
 
The site is located along Main Road in the centre of the village and close to its junction 
with The Green. The listed building here consists of a linear range of timber framed and 
brick buildings running along the back of the pavement as a frontage to the road. The 
range consists of a one and half storey timber framed farmhouse (previously rendered 
and timber framed with wattle and daub infill panels) attached to a single storey run of 
outbuildings referred to in this report as the barn, faced in brick with surviving timber 
framed sections. The site is a prominent feature with its linear frontage along Main 
Road.  
 
A general location plan is at Appendix A. 
 
The Proposals 
 
In short, the proposals involve the dismantling of the barn end of the range and its 
replacement with two new dwellings. Elements of the existing barn’s structure and fabric 
are to be re-used in the new building work. More detail will be set out below. 
 
Plans of the existing barn are at Appendices B and C 
 
Plans attached at Appendices D and E illustrate the proposals. 
 
Background 
 
Planning permission and Listed Building Consents were granted in 2018 for the 
refurbishment and repair of the former farmhouse segment of this range in order for it to 
be re-used as a single residence. Work commenced in these consents and thus they 
are extant. It was always proposed to either re-use or replace the barn segment of the 
range for residential purposes. The preferred option was for it to be retained as a single 
dwelling. 
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However, as work progressed on the farmhouse refurbishment, it became very apparent 
that to undertake repairs at the gable end where it adjoins the barn, would lead to the 
de-stabilisation of the whole range together with the loss of some historic fabric. Work 
on the refurbishment was thus halted.  At the request of Historic England, structural 
survey work together with a high-level written record of the evolution of the barn and an 
accurate recording of its fabric commenced. As a result, it was apparent that the barn 
contained more historic fabric than first thought, but that its stability would be severely 
compromised if the gable end adjoining the farm-house was removed.  
 
This has led the applicant to propose the dismantling of the barn and its replacement 
with a new structure, but with the retention of as much of the historic fabric as 
appropriate. In view of the costs already incurred, particularly the additional survey work 
that was needed, the proposal is to replace the barn with two smaller dwellings, rather 
than as a single larger dwelling.  
 
The Planning Board became increasingly concerned following the 2018 consents, that 
whilst work had commenced, it was continuing only slowly and that the lock-down 
period only exacerbated that delay. Whilst delay was perhaps understandable to some 
degree, the Board was very concerned that neither the farmhouse nor the barn was 
protected from the weather. The fear was that their stability and fabric would fall further 
into dis-repair such that the existing structures would need complete dismantling. The 
Board thus set up a Sub-Committee and it resolved to authorise an Urgent Works 
Notice requiring the owners to make the whole structure wind and water-proof. This 
work was undertaken without the need for the issue of the Notice and to a specification 
agreed by officers.  
 
There has been further delay due to the very detailed interest of Historic England in the 
survey work that it requested in early 2022. That has revealed previously unknown 
features and a far deeper understanding of the history of the buildings.  
 
The Board’s last position was that it considered that the dismantling of the barn and its 
replacement even with the re-use of retained fabric, would cause substantial harm to 
the significance of this heritage asset. It was not confident that the proposal to dismantle 
was essential either from a structural or a heritage perspective. This was the position as 
recommended by Historic England in early 2022. The owner has now undertaken 
extensive further work under the guidance of Historic England throughout the summer 
of 2022 and has submitted the findings to Historic England. This is attached in summary 
form at Appendix F. The plans at Appendices G, H and I show the new proposals in a 
little more detail, following completion of this additional work and also the fabric to be 
retained, none of which are structural. This is detailed below (the building numbers refer 
to the plan in Appendix F). 
 

• re-use of the coursed red sand-stone plinth 500mm in height utilized from the 
front and end gable 

• re-use of the corner posts from building 2 (the framing no longer exists) 

• trusses (queen post design) 4,5 and 6 re positioned on proposed gables (these 
features are not structural) 

• refurbishment and re-use of the exposed truss in the end gable of building 3 

• refurbishment and re-use of the exposed timberwork on the road-side elevation 

• incorporation of the existing timber purlins as features (not part of the structure) 
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• although not original, the internal timber frame in G7 to be incorporated in the 
walling between the living and snug areas of the unit closest to the farmhouse. 

 
In respect of other fabric, then there is currently no roof covering on the barn. The most 
recent roof has been the corrugated asbestos sheeting on flimsy rafters which have 
been removed. The intention would be to use locally sourced reclaimed plain clay tiles 
of a similar colour and texture to the existing farmhouse. The majority of the existing 
brickwork is not considered to be suitable for re-use. Several brick sizes, types and 
bonding have been employed during the numerous alterations to the barns and these 
have been frequently jointed in hard grey cement mortar. The faces of many bricks have 
de-laminated due to frost and other damage, which coupled with the variation in 
condition and the unsuitable mortar joint, rule out the possibility of their incorporation in 
the replacement structures on any reasonable scale. The intention would be to source 
bricks of a close match to the texture and orange colour of the existing and to construct 
several sample panels on site for inspection and approval prior to making a final 
decision on brick selection. Bonding and mortar jointing to also be agreed following 
incorporation into the sample panels.  
 
The initial response from Historic England is supportive in principle of the proposal to 
dismantle, but it still requires more detail in respect of the historic recording of the 
building. This report therefore is prepared with this in mind.  The Board will be updated 
at its meeting if the final response is received. 
 
The last Board report is attached in full at Appendix J. 
 
It will be seen that the Board resolved to re-consult upon the receipt of the final 
response from Historic England.  
 
The Development Plan policies relevant to this case remains as outlined in that 
Appendix J.  
 
Observations 
 
It is proposed to deal with the key issue rather than repeat the content of previous 
reports. To that end Members are asked to treat Appendix J as an integral part of this 
report. 
 
There are three immediate findings from past consideration of the proposals.  
 
Firstly, there is no objection in principle to the additional residential use as proposed 
here as the site is within the Austrey settlement boundary. 
 
Secondly, whilst there is concern about the visibility at the access from the site onto 
Main Road, that is outweighed by the heritage interest in retaining the historic frontage 
and building line. The provision of a standard visibility splay would require the removal 
and/or setting back of the new building, thus substantially harming the significance of 
the asset as a whole. 

Page 3 of 99 



9c/17 
 

 
Thirdly, the design and appearance of the new build is proportionate to the character, 
design and significance of the existing building and its farmhouse neighbour.  
 
The critical consideration is whether the dismantling of the barn is essential to the 
proposals as a whole and if so, is the substantial harm thus caused to the significance 
of the heritage asset outweighed by greater public benefits.  
 
It is considered that the dismantling is essential. Preliminary findings have been proven 
to be substantiated by the later detailed analysis. The removal of the joint gable 
between the farmhouse and the barn needs to be removed and rebuilt if the farmhouse 
conversion is to be completed. The removal would seriously put the stability and 
structure of the whole barn at risk. That structure is presently very weak and would 
almost certainly require dismantling and strengthening in any event, if the “shell” was to 
be re-used as a single house. In short therefore the barn will need dismantling in order 
to secure the final restoration of the farmhouse as well as for any future proposal on its 
footprint. As a consequence, substantial harm will be caused to the significance of the 
asset. 
 
There will be public benefits.  Firstly, the approved works to the farmhouse will be able 
to continue, leading to its retention and its continued use as a single dwelling. This is a 
major heritage benefit. Secondly, the new building on the footprint of the barn will retain 
the group value of the listing here, particularly as it will continue to be at the rear of the 
pavement, be of the same dimensions, retain its partial timber frame appearance and 
not introduce any new frontage openings. The heritage benefit of the setting and the 
group value is thus enhanced.  Thirdly, the very detailed survey work undertaken at the 
request of Historic England has resulted in more of the historic fabric of the barn being 
identified and thus being retained. Additionally, the recording the history of the barn and 
the farmhouse has been greatly enhanced because of the survey work undertaken. 
Finally, the site itself will now be fully redeveloped by a scheme that will retain and 
enhance the prominence of the heritage assets here in the overall street scene.  
 
Together it is considered that these benefits do outweigh the substantial harm caused 
by the removal of the barn as it stands and appears today. 
 
If Members agree with this conclusion and thus the principle of the overall proposals, it 
is considered that the actual detailed planning conditions and the final exact recording 
specifications of Historic England can be delegated to officers in consultation with the 
Chairman and the Opposition Spokesperson. Because of the significant delays in 
coming to this position and because work has ceased for the present, it is considered 
that the implementation of any approvals here takes place as quickly as possible so as 
to prevent further deterioration of the buildings and restoration of the street scene. To 
that end rather than include the normal three-year commencement condition, it is 
proposed to reduce it to twelve months. 
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Recommendation 
 

a) That the Parish Council be re-consulted upon receipt of the final report from 

Historic England.  

b) That subject to there being no objection from the Parish Council, or that its 

concerns cannot be dealt with by planning conditions, the Board agrees in 

principle to approve both applications and 

c) that the final wording of conditions is delegated to officers in consultation with the 

Chairman and Opposition Spokesperson. However, one such condition will be to 

commence work within a twelve-month period rather than the normal three year 

period. 
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General Development Applications 
 
(9/d) Application No: PAP/2020/0638 
 
Homestead, Wishaw Lane, Middleton, B78 2AX 
 
Retrospective application for storage shed and storage area including change of 
use of land, for 
 
Mr Russell Horton  
 
The Site 
 
The site is situated adjacent to the vehicle access of Atlantic Nurseries on Wishaw Lane 
Middleton. The Homestead is a residential property, which over time has been extended 
to the side. This includes a garage use within an industrial-style unit. The vehicle 
maintenance workshop is within this building with parking to the front and rear. The 
building is some 169 square metres in floor area and 4.5 to its ridge.  
 
The Homestead is one of a group of three terraced properties facing Wishaw Lane. This 
group is isolated and stands in open countryside about a kilometre south-east of the 
village of Middleton. There is a detached house to the south of the site, otherwise the 
area is agricultural in character. The lane here is a single carriageway country lane.  
 
A general location plan is at Appendix A 
 
The Proposal 
 
This is a retrospective application to retain a second shed and an enlaged parking  area 
at the rear of the house and the existing garage bulding. The building measures 12 by 6 
and is 3 metres to its ridge. It would be used to store smaller agricultural machinery 
used mainly for gang mowers to carry out maintenance within the parish. The parking 
area is used as an overflow area in connection with the garage use.  
 
The original submission included a larger parking area, but during the course of the 
application that has been reduced such that there would be a landscaped area between 
the site and Atlantic Nurseries 
 
This is shown at Appendix B. 
 
Background 
 
Planning permission was granted under reference PAP/2011/0597 for the original 
building to the side of the house. This is a “personal” permission with limits on the 
operational hours of the garage to ensure it does not impact on the adjacent residential 
properties. 
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Development Plan 
 
The North Warwickshire Local Plan - LP1 (Sustainable Development), LP2 (Settlement 
Hierarchy), LP3 (Green Belt), LP11 (Economic Regeneration), LP13 (Rural 
employment), LP14, (Landscape), LP16 (Natural Environment), LP29 (Development 
Considerations), LP30 (Built Form) 
 
Other Material Planning Considerations 
 
National Planning Policy Framework 2021 – (“NPPF”).  

Consultations 

 
Warwickshire County Council as Highway Authority - It objects as it considers that there 
will be an intensification of the access which is already sub-standard because of the 
lack of visibility and the character of the surrounding network. 

Representations 

 
Middleton Parish Council – It supports the proposal: 
 

• This is an important service for local people. 

• The building houses grass cutting equipment 

• There are no additional highway movements 
 

Observations 

 
a) Green Belt 

 
The site lies within the Green Belt. Inappropriate development here is defined as being 
harmful to the Green Belt and thus carries a presumption of refusal. What is or is not 
inappropriate is defined in the NPPF. Members will be aware that the construction of 
new buildings is inappropriate development. There are exceptions to this approach.   
 
This proposal seeks the retention of a new building used for agricultural machinery 
storage. However, this does not fall into the exceptions as there is no direct association 
with an agricultural holding or land. The building is thus not appropriate development in 
the Green Belt. The change of use would also be inappropriate development unless it 
preserves the openness of the Green Belt and does not conflict with the purposes of 
including land within it.  
 
There is no definition of openness in the NPPF, but national guidance advises that it is 
made up of four elements – spatial, visual, the degree of activity associated with a 
development and whether the development is permanent or not. There are five 
purposes for including land within the Green Belt and in this case the most significant 
one is to safeguard the countryside from encroachment.   
 
There has been a loss of openness here as the rear parking area has extended by fact 
and by degree into open land as can be seen from the two aerial photographs at 
Appendix C. There has thus also been some loss of countryside. 
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In short therefore the proposal when treated as a whole represents inappropriate 
development in the Green Belt. 
 
It is now necessary to assess the actual degree of harm to the openness of the Green 
Belt as opposed to the definitional harm set out above.  
 
In respect of the building then it is relatively small and adjacent and close to other lawful 
buildings – the residential properties to the east, the garage workshop and the extensive 
nursery and storage buildings to the rear at Atlantic Nurseries. The building and the 
parking area are also set back from the road. These factors limit its visual and spatial 
impact. In respect of associated activity then the site is already used as a garage 
workshop adjacent to the access to Atlantic Nurseries. As a consequence, there would 
be little material increase in activity in the locality. The amendment made during the 
course of dealing with the application to reduce the parking area and to add a 
landscape buffer will mitigate the loss of openness here. In conclusion therefore, based 
on all of these matters, it is considered that the actual Green Belt harm caused would 
be limited. 
 

b) Other harms 
 

i) Highways 
 
Local Plan policy LP13 supports development in situations whereby there is sufficient 
capacity within the highway network to accommodate the traffic generated. Local plan 
policy LP29(6) requires safe and suitable access to be provided for all users. The NPPF 
makes it clear that development should only be refused on highway grounds where 
would be an unacceptable impact on highway safety or the residual cumulative impacts 
of the scheme are severe.  
 
The overriding consideration of the Highway Authority is the potential intensification of 
the access.  It is considered that the development is ancillary to the existing garage to a 
large extent – the overflow parking area - and that the storage use is relatively low key 
given that the machinery would not be in constant use. This is supported by the Parish 
Council which would normally be expected to have concerns about increased traffic on 
the lanes through the Parish. Additionally planning condition can be used to control 
activity here. In these circumstances, whilst the County Council concern is understood, 
it is not considered that the proposal would lead to “severe” impacts.  
 

ii) Residential Amenity 
 
The building is sited sufficient distance away from the boundary with residential 
properties. They are visible but at sufficient distance away not to cause significant harm. 
Environmental Health do not consider that these would cause amenity issues either. It is 
also of weight that there have been no objections from these occupiers. 
 

c) The Harm Side of the Planning Balance 
 
The harm side of the planning balance therefore amounts to the limited actual Green 
Belt harm identified earlier. 
 

Page 73 of 99 



9d/87 
 

 
 

d) Other Material Planning Considerations 
 
In respect of the proposal for the applicant advances arguments revolving around 
economic provision. A letter of support has been provided in support of the proposal 
from the Parish Council taking into account the personal circumstances of the applicant. 
In short, the existing workshop use provides a valuable local service and the machinery 
in the second building use used throughout the Parish to maintain its land. This would 
accord with Local Plan policies LP11 and LP13 both of which support the delivery of 
employment generating uses and diversification. The latter also indicates support and 
encouragement for established and lawful rural businesses to expand where this has no 
significant and demonstrable harm in particular on the character of the area. 
 

e) The Final Planning Balance 
 
Given that the actual Green Belt harm is limited and that planning conditions can be 
attached to control the scale of the use here and the provision of a landscaped buffer, it 
is considered that the compliance with Local Plan policies LP11 and LP13 in respect of 
the support given to a valued local service, would clearly outweigh that harm.   
 

RECOMMENDATION 

 
That planning permission be GRANTED subject to the following conditions: 
 

1. Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) Order 2015, as amended, or any order revoking and 
re-enacting that Order with or without modification, the building hereby shall 
only be used for the storage of agricultural machinery – gang mowers.  
 
REASON 
 
The use of the building for other uses could lead to the intensification in the 
use of a substandard access, contrary to the best interests of highway safety. 
 

2. Within three months of the permission hereby approved, details of the 
landscaping buffer and the removal of the hardstanding as shown on the 
approved plan shall be submitted to and approved in writing by the Local 
Planning Authority. Only the approved details shall then be implemented on 
site. 
 
REASON 

 
In the interest of securing biodiversity enhancement and the visual amenities 
of the area.  
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3. Within six months of the permission hereby approved, the soft landscaping 
and removal of hardstanding approved by condition 2 shall be carried out and 
retained as such thereeafter.  
 
REASON 

 
In the interest of securing biodiversity enhancement and the visual amenities 
of the area. 

 
4. The outside storage hereby approved shall only be used for purposes 

incidental to the existing garage, known as RJB motors, and shall not be sold-
off, let or subdivided. 
  
REASON 
 
The use of the land as a separate use could lead to the intensification in the 
use of a substandard access, contrary to the best interests of highway safety. 
 

5. There shall be a maximum of 15 vehicles parked or stored on the outside 
storage area hereby approved at any one time. 
  
REASON 
 
In the interests of the amenities of the area and to protect the openness of the 
Green Belt. 
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General Development Applications 
 
(9/e) Application No: PAP/2022/0508 
 
6, Boulters Lane, Wood End, Atherstone, CV9 2QE 
 
Proposed single storey rear extension, for 
 
Mr D Milligan  
 
Introduction 
 
This application was referred to the last meeting of the Board, but a determination was 
deferred in order that Members could visit the site. That has now taken place and the 
case is returned to the Board. 
 
For convenience the previous report is attached at Appendix A and a note of the site 
visit is at Appendix B 
 
Observations 
 
At the previous meeting Members heard from an objector who referred to the unusual 
garden arrangements at the rear of the properties in the locality of the site. Members 
were able to view this on their site visit, as they also visited the objector’s property. 
 
Recommendation 
 
As set out in Appendix A 
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General Development Applications 
 
(9/f) Application No: PAP/2022/0373 
 
23, Dordon Road, Dordon, Tamworth, B78 1QW 
 
Two storey side extension, with single storey side extension to current rear 
extension, for 
 
Mrs Danielle Shaw  
 
Introduction 
 
This application was referred to the last meeting of the Board, but a determination was 
deferred in order that Members could visit the site. That has now taken place and the 
case returned to the Board. 
 
For convenience the previous report is attached at Appendix A and a note of the site 
visit is at Appendix B. 
 
Observations 
 
At the previous meeting Members heard from an objector who referred to the 
relationship between the properties on the lower side of the site and particularly to the 
potential impact on the light entering the rear conservatory and lounge of a 
neighbouring property.  Members were able to view this on their site visit as they also 
visited the objector’s property. 
 
A couple of matters need to be clarified. 
 
Firstly, the two-storey element of the side extension ends at the rear elevation of the 
bungalow. It then continues as a single storey development along the side of the 
conservatory. This is illustrated on the plan in the previous Board report – see page 125 
of Appendix A attached to this report. 
 
Secondly, a single storey extension could be constructed to number 23 between it and 
the bungalow under permitted development rights. This would extend up to the common 
ownership boundary and be four metres tall. Given the difference in levels here, the 
height above the ground level of the bungalow would be close to five metres.  
 
Recommendation 
 
As set out in Appendix A. 
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Agenda Item No 10 
 
Planning and Development Board  
 
9 January 2023 
 

Report of the 
Chief Executive 

Exclusion of the Public and Press 

 
 
 
 
 
 
 
 
 
 
 

 
 

 
 Agenda Item No 11 
 
 Confidential Extract of the Minutes of the meeting of the Planning and 

Development Board held on 5 December 2022 
 
 
 
  
 

 
In relation to the item listed above members should only exclude the public if 
the public interest in doing so outweighs the public interest in disclosing the 
information, giving their reasons as to why that is the case. 

 
 
 The Contact Officer for this report is Julie Holland (719237). 
 
 
 
 
 

Recommendation to the Board 
 

To consider, in accordance with Section 100A(4) of the Local 
Government Act 1972, whether it is in the public interest that the 
public and press be excluded from the meeting for the following item 
of business, on the grounds that it involves the likely disclosure of 
exempt information as defined by Schedule 12A to the Act. 
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