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The Mistal, Fixby
Special Circumstance 

About

Due to the proposed development being situated within the Green Belt and
not adhering to any of the exceptions identified in paragraphs 145 and 146
of the NPPF, a case for very special circumstances is required.

The purpose of this document is to provide the local planning authority with
relevant information to demonstrate why it would be rational to support
this application.
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Extract from the NPPF, 2019.
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Extant Permission

Along with two other farm buildings, the Mistal was granted permission for
reuse and conversion into a residential dwelling. The two farm buildings
were successfully completed, leaving the Mistal with an extant permission.

Since 2006, the Mistal has fallen into significant disrepair and is unsuitable
for reuse. The logical approach is to demolish and rebuild using the existing
stone plus new to match.
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2006 permission.

The Mistal existing condition of disrepair.
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Scale & Design

For the most part, the proposed application utilises the
design of the extant permission, and works within the form
and scale of the existing building.

The primary differences are that the proposal has a small
increase in footprint to the East and a large, contemporary
window to the North. Both of these elements have been
justified within the D&A statement and in summary enable
an improved quality of living.

Both the proposal and extant permission increase the eaves
and ridge height by circa 300mm to enable adequate
headroom and insulation, whilst retaining a subservient
nature to the surrounding buildings.
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Extant permission elevations.

Application elevations.
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Enhancing the Setting

The existing Mistal has fallen into significant disrepair and as
a result detracts from its setting.

The proposal will restore the Mistal and create a high quality
dwelling that sympathetically responds to its setting through
its form and materiality.

High quality traditional detailing is proposed, such as
wrought iron guttering and timber windows/doors.

Previously identified differences to the extant permission
(footprint increase and window) are purposely positioned to
the East where they will have minimal impact on the setting
of the adjacent listed North Lodge Farm House.

Soft landscaping to the South and West will introduce native
shrubs and provide an attractive green buffer between
buildings.
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Existing aerial of the Mistal within its setting.

Proposed attractive soft landscaping.
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Summary

The proposal is a sympathetic rebuild of the existing building that follows, to the most part, the
extant permission. A permission, that in the Mistal's current condition, is not practical to pursue.
The proposal, when completed, will significantly enhance the setting of its surroundings by creating a
high quality dwelling utilising existing and matching components and materials.
It is therefore rational for this application to be supported and meet the criteria needed for very
special circumstances.
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