	Land North East Of Holts Farm,

Mansmoor Road,

Charlton On Otmoor 
	15/01932/F


	Case Officer: Stuart Howden
	 Recommendation: Approval


	Applicant: Network Rail Infrastructure Limited 


	Application Description: Erection of agricultural barn and associated access track; portable office/w.c. cabin, rainwater harvesting tank and cattle handling facility.  


	1.
	Site Description and Proposed Development

	1.1
	The site is located approximately 1.5km to the south of the village of Wendlebury and approximately 5km south of the town of Bicester. The surrounding area is rural in character and relatively flat. To the north west of the site is the Oxford to Bicester railway line which runs in a north easterly – south westerly direction. The site consists of two separate entities, a smaller section on the north east side of the M40, and a larger section on the south west side of the M40. The M40 is located on a raised embankment and this generally runs on a north-south alignment through this part of Oxfordshire. The larger section of the site is located approximately 60 metres to the north east of an existing timber-framed agricultural barn, which is constructed from corrugated metal sheeting. The site consists of agricultural land that is currently used for a combination of arable and pastoral farming. 

	1.2
1.3

1.4

1.5

1.6
	Planning permission is sought for the erection of an agricultural barn and associated access track. The proposed barn structure is approximately 25 x 18 metres with a maximum height to the apex of the roof of approximately 6.9 metres. The barn is proposed to be constructed from timber and corrugated metal sheeting under a fibre cement roof. This building will be mainly used for accommodate the farmer’s stock over winter. The barn includes a raised concrete area (approximately 6 x 16 metres) on its north-eastern boundary, which would accommodate a cattle handling facility. An informal parking/storage area (approximately 31 x 11 metres) would be located to the north, west and south west of the barn, which would be constructed from hardcore. This is proposed to accommodate a container, which would be used for the storage of tools and equipment. 
There is no formal vehicular access to the agricultural field that would accommodate the new barn therefore planning permission is sought for an access track. The proposed access track would run for approximately 480 metres up to the point where it meets the section of access track on the north eastern side of the M40. Vehicular access to the proposed barn would run from the barn to a connection with Merton Road, to the south of the village of Merton. A number of works to the track have already been approved by The Chiltern Railways Order 2012 and have not been included in this application (i.e. it is only the land that is outside of Network Rail’s operational boundary where planning permission is required and is being sought as part of this application). The access track would be 3.65 in width throughout its length and would be constructed from unreinforced concrete.
Planning permission is sought for a portacabin to the south west of the proposed barn (approximately 6 x 2.4 x 2.3 metres) and this is proposed to be used as an office. It is proposed that the portacabin will accommodate desk space, a kitchen area and WC
A rainwater harvesting tank with a storage capacity of approximately 24,500 litres is proposed to the south of the proposed barn and this would be constructed on a concrete slab. It is noted by the applicant’s agent that the water that is collected would be used by the farmer as part of their normal operations. 
An area of mitigation landscape planting would be located close to the south eastern and north eastern boundaries of the barn to screen the proposed structure from the users of the nearby right of way.

	1.7
	No listed buildings are situated within close proximity to the site and the site is not located within a Conservation Area. The site is within the Oxford Green Belt. The site has ecological potential as the larger section of the site adjoins the Wendlebury Meads and Mansmoor Close Site of Special Scientific Interest (SSSI) which is located to the south west of the site. Furthermore, the site is located within the Otmoor Conservation Target Area, which includes the following priority habitats: floodplain grazing marsh, hedgerows, lowland fen, lowland meadow, reedbed and rivers. The Legally Protected Species of the Great Crested Newt, Smooth Newt, Palmate Newt, Common Kestrel and Small Heath have been recorded within close proximity to the site. The site is located within potentially contaminated land. The proposed diversion for Public Footpath 398/2 would run in a north easterly direction under the M40 and would utilise part of the proposed access track. A number of tall trees are situated to the north east west of the site between the site and the railway line. The site is within an Area of High Archaeological Potential. 


	2.
	Application Publicity

	2.1
	The application has been advertised by way of neighbour letter and site notice. The final date for comment was the 11th December 2015. No correspondence has been received as a result of this consultation process.


	3.
	Consultations

	3.1
	Wendlebury Parish Council: No comments received. 


	Cherwell District Council Consultees

	3.2
3.3

3.4

3.5

3.6


	Ecology Officer: No comments received. 
Environmental Protection Officer: No comments received. 
Arboricultural Officer: No objections.
Landscape Officer: No objections. 
Anti-Social Behaviour Manager: No comments received. 


	Oxfordshire County Council Consultees

	3.7
3.8
3.9


	Highways Liaison Officer: No objections subject to the use being as is specified only and full specification details of the access track.
Planning Archaeologist: “The site is located in an area of archaeological potential immediately north west of a large irregular enclosure identified from aerial photographs. A Bronze Age spearhead has been recorded to the north of the site and Roman settlement has been recorded to the south west. It is therefore possible that this development, despite its small scale, could impact on further archaeological features related to these sites.

We would, therefore, recommend that, should planning permission be granted, the applicant should be responsible for ensuring the implementation of a staged programme of archaeological investigation to be maintained during the period of construction.”
Rights of Way Officer: No objections.


	Other Consultees

	3.10
3.11
3.12
3.13
	Thames Water: No objections. 
Natural England: No comments received. 

Chiltern Railways: No comments received.
Highways Agency: No objections.


	4.
	Relevant National and Local Policy and Guidance

	4.1
	Development Plan Policy

Cherwell Local Plan (2011-2031) Part 1

PSD1: Presumption in Favour of Sustainable Development
SLE1: Employment Development

ESD6: Sustainable Flood Risk Management

ESD10: Protection and Enhancement of Biodiversity and the Natural Environment
ESD11: Conservation Target Areas

ESD13: Local Landscape Protection and Enhancement

ESD14: Oxford Green Belt

ESD15: The Character of the Built and Historic Environment
Cherwell Local Plan 1996 (Saved Policies)
AG2:

C8:

C14:
C28:
ENV1:

ENV12:
Construction of farm buildings
Sporadic development in the open countryside
Countryside Management Projects
Layout, design and external appearance of new development
Development likely to cause detrimental levels of pollution
Development on contaminated land


	4.2
	Other Material Policy and Guidance

National Planning Policy Framework (2012)
Planning Practice Guidance 


	5.
	Appraisal

	5.1

	The key issues for consideration in this application are:

· Relevant Planning History;
· Principle of the Development in the Green Belt;
· Character and Appearance of the Landscape;
· Residential Amenities;
· Highways Safety;
· Ecological Impact;

· Archaeological Impact;
· Other Matters.

	5.2

5.3

5.4
5.5

5.6

5.7
5.8
5.9
5.10
5.11
5.12

5.13
5.14

	Relevant Planning History

15/00377/F – Erection of agricultural barn, storage container, portacabin office, rainwater harvesting tank and associated access track – Withdrawn.  This application for a similar development was withdrawn due to a number of concerns which were held by the Local Planning Authority. Natural England objected to the development on the grounds that limited information was submitted to ensure that the proposal would not damage or destroy the interest features for which Wendlebury Meads and Mansmoor Closes SSSI has been notified. An amended SSSI Hydrological Impact Assessment has been submitted alongside this application in attempt to overcome these concerns. Concerns were also raised about the visual impact of the proposed barn on the users of the Public Right of Way located to the north east. In response, the proposed development now includes an area of landscape mitigation planting close to its northern and eastern elevations.
Principle of the Development in the Green Belt 
The purpose of the planning system is to contribute to the achievement of sustainable development and the NPPF defines this as having 3 dimensions: economic; social; and environmental.

The NPPF advocates the support of the sustainable growth and expansion of all types of business and enterprise in rural areas, both through the conversion of existing buildings and well-designed new buildings. This also includes the development and diversification of agricultural and other land-based rural businesses
The site is in the Oxford Green Belt and so the development is assessed against Green Belt policy. Paragraph 89 of the National Planning Policy Framework states that certain forms of development are not inappropriate in the Green Belt including buildings for agriculture and forestry. Paragraph 90 also states that certain forms of development are not inappropriate in the Green belt provided they preserve the openness of the Green Belt including engineering operations. 
Paragraph 79 of the NPPF states that: “The fundamental aim of Green Belt policy is to prevent urban sprawl by keeping land permanently open; the essential characteristics of Green Belts are their openness and their permanence.” 
Policy ESD14 of the Cherwell Local Plan Part 1 notes that within the Green Belt, development will only be permitted if it maintains the Green Belt’s openness and does not conflict with the purposes of the Green Belt or harm its visual amenities.
As noted above, the NPPF highlights that buildings for agriculture are not inappropriate. That said, any new agricultural building must be needed, designed and constructed for agricultural purposes. 
In relation to the need for the agricultural barn proposed, the Design and Access statement submitted with the application states that the purpose of the barn in this location is so that the farmer can consolidate all of their operations on the eastern side of the railway corridor. The case officer asked the applicant’s agent why the farmer needed to consolidate all of their operations on this side of the track when there is an existing building and access track on the other side of this railway line. The applicant’s agent informed the case officer that prior to the operation of the railway and the closing of the vehicular access between the railway line, the farmer owned land on both sides of the railway corridor comprising:
· Approximately 8 acres with associated main barn on the western side; and
· Approximately 100 acres with (subsidiary) associated barn on the eastern side
At this time the farmer could then use the railway crossing to transport cattle and equipment to and from the fields on the eastern side of the track. However, since the closing off of this railway crossing, the land to the west of the track was previously owned by the farmer was sold off (see image below) given that the closure of the railway severed the farmer’s land. Whilst it is noted than an existing vehicular access is available on the western side of the railway, the applicant’s agent states that it was considered impractical for the farmer to farm the severed land, especially when the main barn and land holding is located on the eastern side of the railway line and any future vehicular access between the two parcels would have required a significant diversion through the village of Wendlebury and Merton. In addition, the farmer has increased their total land ownership on the east side of the railway line as is shown in the below image.   

[image: image1.png]Figure 1 - Land Ovnership Before Crossing Closure:




The applicant’s agent states that an additional barn is proposed to accommodate all of the farmer’s stock over the winter, which is noted as being required for animal welfare and to avoid damaging the land.
Given the above, the case officer is of the opinion that the proposed barn is required for agricultural purposes, it is of a reasonable scale for the purposes proposed and that it will help the farmer to operate a more efficient business. Given that the proposed building and associated hardstanding would be sited adjacent to the urban feature of the railway line, as well as being within close proximity to an existing barn it is considered that the proposed barn and associated hardstanding would not cause adverse harm to the openness of the Green Belt. 
As a result of the proposed barn and the closing off of the junction, a new access track is proposed from the eastern side of the railway line. This is proposed in two sections and the need for this is considered justified given the closing off of the railway crossing. In relation to the impact upon the openness of the Green Belt, whilst the proposed track altogether is relatively long and relatively high at approximately 0.5 metre, the case officer is of the opinion that the proposed track would be sensitively sited alongside the urban feature of the railway line and within close proximity to the M40 motorway at its north eastern section. It is therefore considered that this track would not cause detrimental harm to the openness of the Green Belt. 

In relation to the proposed portacabin, this would be used as an office related to the agricultural business and would be practically located within close proximity to the livestock, which the applicant’s agent notes promotes better stock husbandry. The use of this for agricultural purposes is considered justified. With respect to the proposed rainwater harvesting tank with a storage capacity of approximately 24,500 litres, the water that would be collected would be used by the farmer and is related to agriculture. In relation to openness, the rainwater harvesting tank and portacabin would be sited within close proximity to the barn which is proposed, being within the hardstanding area. The grouping of these structures is considered pragmatic and would reduce the impact upon the openness of the Green Belt.

The visual impact of the proposal will be considered below, but with particular regard to the Green Belt, it is considered that there will be limited visual harm. It is therefore considered that the proposal complies with saved Policy ESD14 of the Cherwell Local Plan Part 1 and Section 9 of the National Planning Policy Framework. 
Character and Appearance of the Landscape

	5.15
5.16
5.17
5.18
5.19

5.20
5.21
5.22
5.23

5.24

5.25
	Government guidance contained within the NPPF requiring good design states that good design is a key aspect of sustainable development, is indivisible from good planning, and should contribute positively to making places better for people. Further, permission should be refused for development of poor design that fails to take the opportunities for improving the character and quality of an area and the way it functions.

Policy ESD13 of the Cherwell Local Plan Part 1 notes that development will be expected to respect and enhance local landscape character, securing appropriate mitigation where damage to the local landscape character cannot be avoided. Policy ESD13 also states that: “Proposals will not be permitted if they would:

· Cause undue visual intrusion into the open countryside;

· Cause undue harm to important natural landscape features and topography;

· Be inconsistent with local character;

· Impact on areas judged to have a high level of tranquillity;

· Harm the setting of settlements, buildings, structures or other landmark features: or 

· Harm the historic value of the landscape.”

Policy ESD15 of the Cherwell Local Plan Part 1 states that: “New development will be expected to complement and enhance the character of its context through sensitive siting, layout and high quality design. All new development will be required to meet high design standards.”
Saved Policy AG2 of the Cherwell Local Plan 1996 notes that farm buildings and associated structures requiring planning permission should normally be so sited that they do not intrude into the landscape or into residential areas. 

Saved Policy C28 of the Cherwell Local Plan 1996 reflects Government guidance in relation to the design of new development by seeking to ensure that such development is in harmony with the general character of its surroundings and is sympathetic to the environmental context of the site and its surroundings, and the nature, size and prominence of the development proposed.

Saved Policy C8 of the Cherwell Local Plan 1996 notes that sporadic development in the open countryside will generally be resisted if its attractive, open and rural character is to be maintained. Saved Policy C8 applies to all new development proposals beyond the built up limits of settlements, but will be reasonably applied to accommodate the needs of agriculture. The NPPF also advises that the open countryside should be protected for its own sake.
The proposed barn and associated hardstanding and structures including the portacabin and rainwater harvesting tank would be sited in a relatively isolated location, not within close proximity to any highway. The proposed structures and hardstanding would be well screened to the west by existing landscaping along the railway line boundary. Whilst there is a Public Right of Way to north east of the site, landscaping has been proposed on the north and east boundaries of the site and the Landscape Officer is of the opinion that this is sufficient to prevent adverse harm to the character and appearance of the area. 
Furthermore, it is considered that the proposed structures, hardstanding and access track would be sensitively sited next to the urban structures of the motorway and the railway line at the edge of the field boundaries as to reduce their prominence. The barn, portacabin and rain water harvesting tank would also be approximately 50 metres away from another agricultural building. The grouping of the barn, portacabin and rainwater harvesting tank in a relatively contained area would also contribute in reducing the visual harm. The agricultural barn itself is not considered to be unreasonably large for the purposes it is proposed to serve. 
A number of trees within the site and within close proximity to the site are of amenity value, but the Arboricultural Officer has no objections to the proposal and it is considered that adverse harm to trees of amenity value will be avoided if the proposal is in accordance with recommendations and specifications in the Arboricultural Report submitted alongside the application.
Given the above, it is considered that the proposal would not cause detrimental harm to the visual appearance and rural character of the landscape.
Consideration should be to given what can be achieved under permitted development from an agricultural use and there could be the potential to change the use of the barn into a number of uses in the future. Given the isolated nature and unsustainable location of the site as well as the fact that such a change of use could intensify the use of the site therefore having negative impact upon the rural character, the case officer holds concerns in relation to an unrestricted agricultural use. It is considered necessary to attach a condition restricting the use of the development to agriculture should permission be granted. 


	5.26
5.27

	Residential Amenities 
It is considered that the proposed building and structures are sited so as to prevent detrimental harm to any neighbouring properties in terms of overdomination and loss of light.

The proposed building and structures would be sited over 210 metres away from the nearest residential property which is to the south west of the site and it is not intended for intensive agriculture. Furthermore, the track would not run in close proximity to any neighbouring properties and would run alongside the Oxford to London railway line. Furthermore, the Nuisance Investigation Officer did not raise objections to the previous application at the site which proposed a similar track and similar structures. It is therefore considered that the proposal would not cause a detrimental nuisance and disturbance to neighbouring properties in terms noise and odour.

	

	5.28
5.29
5.30
5.31
5.32
5.33
5.34
5.35
5.36
5.37
5.38
5.39
5.40
5.41
5.42

	Highways Safety
The Highways Liaison Officer has no objection to the proposal subject to the use being as is specified and full specification details of the access track. Should planning permission be granted, full specification details of the access track will be recommended as a condition to ensure a satisfactory standard and layout. With respect to the restricting the use to a wholly agricultural one, the change of use into other uses could be possible in the future under permitted development. All current changes of use of agricultural land allowed under permitted development are subject to prior approval and these all assess the transport and highways impacts of the development. Thus, it is not considered necessary to attach this condition for highways safety reasons. It is considered that the proposal would not cause detrimental harm to highway safety.    
Ecological Impact

Paragraph 109 of the NPPF notes that the planning system should contribute to and enhance the natural and local environment by minimising impacts on biodiversity and providing net gains in biodiversity where possible, contributing to the Government’s commitment to halt the overall decline in biodiversity, including by establishing coherent ecological networks that are more resilient to current and future pressures.

Paragraphs 192 and 193 of the NPPF further add that: “The right information is crucial to good decision-taking, particularly where formal assessments are required (such as Habitats Regulations Assessment)… Local Planning Authorities should publish a list of their information requirements for applications, which should be proportionate to the nature and scale of development proposals. Local planning authorities should only request supporting information that is relevant, necessary and material to the application in question.” One of these requirements is the submission of appropriate protected species surveys which shall be undertaken prior to determination of a planning application. The presence of a protected species is a material consideration when a planning authority is considering a development proposal. It is essential that the presence or otherwise of a protected species, and the extent to that they may be affected by the proposed development is established before the planning permission is granted, otherwise all relevant planning material considerations may not have been addressed in making the decision.
Paragraph 118 of the NPPF states that when determining planning applications, local planning authorities should aim to conserve and enhance biodiversity by applying the following principle: “If significant harm resulting from a development cannot be avoided (through locating on an alternative site with less harmful impacts), adequately mitigated, or, as a last resort, compensated for, then planning permission should be refused.” Policy ESD10 of the Cherwell Local Plan Part 1 echoes this. 
The site is within close proximity to a Site of Special Scientific Interest (SSSI) and Policy ESD10 of the Cherwell Local Plan Part 1 states: “Development that would result in damage to or loss of biodiversity or geological value of national importance will not be permitted unless the benefits of the development clearly outweigh the harm it would cause to the site and the wider national network of SSSIs, and the loss can be mitigated to achieve an net gain in biodiversity/geodiversity.”

The site is also within a Conservation Target Area and Policy ESD11 of the Cherwell Local Plan Part 1 states that: “Where development is proposed within or adjacent to a Conservation Target Area biodiversity surveys and a report will be required to identify constraints and opportunities for biodiversity enhancement. Development which would prevent the aims of a Conservation Target Area being achieved will not be permitted. Where there is a potential for development, the design and layout of the development, planning conditions or obligations will be used to secure biodiversity enhancement to help achieve the aims of the Conservation Target Area.” 
No formal comments have been received by Natural England or from the Council’s Ecology Officer. As noted above in the relevant planning history section of the report, Natural England objected to the previous development at the site (ref: 15/00377/F) on the grounds that limited information was submitted to ensure that the proposal would not damage or destroy the interest features for which Wendlebury Meads and Mansmoor Closes SSSI has been notified. As a result of this an amended SSSI Hydrological Impact Assessment has been submitted alongside this application in attempt to overcome these concerns.
In the previous application at the site Natural England noted that further detail was required in relation to the long term drainage from the hardstanding and barn. In the impact assessment submitted alongside this current application a more in-depth assessment has been made which highlights the direction of the surface water run-off from the track and the rainwater run-off from the barn would be collected within a rainwater harvesting tank and would provide a water supply to the cattle. This information is considered adequate. 
In addition, Natural England highlighted that in the previous application there was no mention of potential impacts to the SSSI as a result of any changes in groundwater flows. Again, the impact assessment submitted with this application goes into further detail in relation to groundwater flows and the information provided is considered sufficient. 
Given the information submitted it is considered that the proposal would not damage or destroy the interest features for which Wendlebury Meads and Mansmoor Closes SSSI has been notified.
Whilst no formal comments have been received from the Ecology Officer in relation to this application, the ecological officer commented on the previous scheme at the site (ref: 15/00377/F) which proposed similar structures and a similar access track. In respect to this previous application, the Ecology Officer noted that the Ecological Appraisal which was submitted with this application was acceptable and that the recommendations which were made in section 4 of this document were appropriate and should be implemented. Given the similarities between this previous application and the proposed application it is considered that these previous comments from the Ecology Officer are still relevant. 
As the Ecological Appraisal notes that a detailed survey for any evidence of Otters and Water Voles should be carried out at the crossing points and within 250 metres of both branches of the New River Ray, such a survey will be recommended as a condition should planning permission be granted to ensure that the proposal does not have any long term-impacts on the populations of these species. If there is such evidence further details of the design of the river crossings should be submitted to the Local Planning Authority.
In addition, the Ecology Officer stated that the enhancements suggested in the Ecological Appraisal were appropriate particularly given the siting of the application site in the Conservation Target Area. 
Given the above it is considered that the proposal would not cause adverse ecological harm.
Archaeological Impact

The Planning Archaeologist has noted that the site is located in an area of archaeological potential immediately north west of a large irregular enclosure. The Planning Archaeologist goes on to state that a Bronze Age spearhead has been recorded to the north of the site and a Roman settlement has been recorded to the south west. This leads the Planning Archaeologist to conclude that it is possible that this development, could impact on further archaeological features related to these sites. For this reason, the case officer is in agreement with the Planning Archaeologist who notes that should planning permission be granted, the applicant should be responsible for ensuring the implementation of a staged programme of archaeological investigation to be maintained during the period of construction.



	5.43
	Other Matters
The site is located on potentially contaminated land. That said, no formal comments have been received from the Environmental Protection Officer and it is considered that the proposed use is not a sensitive one. It is therefore considered that the proposal would not cause adverse harm to public health. 
Engagement


	5.44
	With regard to the duty set out in paragraphs 186 and 187 of the Framework, no problems or issues have arisen during the application. It is considered that the duty to be positive and proactive has been discharged through the approval of development that accords with sustainable development principles as set out in the NPPF.

	
	Conclusion



	5.45
	The proposal is considered to be an appropriate form of development within the Green Belt which is of a design, scale and style that is sympathetic to the context of the development. The proposal is considered not to have an adverse impact on residential amenity, highway safety, ecology, archaeology or public health and is therefore compliant with the policies outlined in section 4 of this report. Overall, the proposal is considered to have no significant adverse impacts, therefore the application is recommended for approval and planning permission should be granted subject to appropriate conditions.


	6.
	Recommendation

Approval, subject to the following conditions: 
1. The development to which this permission relates shall be begun not later than the expiration of three years beginning with the date of this permission. 

Reason - To comply with the provisions of Section 91 of the Town and Country Planning Act 1990, as amended by Section 51 of the Planning and Compulsory Purchase Act 2004.
2. Except where otherwise stipulated by condition, the application shall be carried out strictly in accordance with the following plans and documents: 
· Application Forms submitted with the application;

· Planning Statement submitted by RSK Environment dated October 2015 submitted with the application;

· Design and Access Statement by RSK Environment dated October 2015 submitted with the application; 

· Potential Effects of the Hydrological Integrity of the Wendlebury Meads and Mansmoor Closes SSSI by Wallingford HydroSolutions Limited dated October 2015 submitted with the application;

· The following Drawing Numbers submitted with the application: 
· 5114534-ATK-DRG-AR-907367 Rev C05;

· 5114534-ATK-DRG-AR-907370 Rev C04; 
· 5114534-ATK-DRG-AR-907371 Rev C04; 
· 5114534-ATK-DRG-AR-907372 Rev C04; 

· 5114534-ATK-DRG-AR-907375 Rev C04; 
· 5114534-ATK-DRG-AR-907376 Rev C04; 
· 5114534-ATK-DRG-AR-907377 Rev C04;
· RSK/M/P121097/05/04/01 Rev 01;
· 5114534-ATK-SKT-HW-000097 Rev P04;
· 5114534-ATK-SKT-HW-000098 Rev P04; 
· 5114534-ATK-SKT-HW-000099 Rev P04; and
· E-mail received from the applicant’s agent on 25th November 2015.
Reason - For the avoidance of doubt, to ensure that the development is carried out only as approved by the Local Planning Authority and to comply with Government guidance contained within the National Planning Policy Framework.
3. Prior to the commencement of the development hereby approved, full details of the hardcore area to the north west, east and south west of the barn, including a cross section and details of its construction, surfacing, drainage and colour shall be submitted to and approved in writing by the Local Planning Authority. Thereafter and prior to first use of the barn, the development shall be constructed in accordance with the approved details. 

Reason - To safeguard the visual appearance and rural character of the area, and to ensure sustainable drainage, in accordance with Policies ESD6, ESD13 and ESD15 of the Cherwell Local Plan Part 1, saved Policy C28 of the Cherwell Local Plan 1996 and Government guidance contained within the National Planning Policy Framework.
4. Prior to any demolition on the site, the commencement of the development and any archaeological investigation, a professional archaeological organisation acceptable to the Local Planning Authority shall prepare a first stage archaeological Written Scheme of Investigation, relating to the application area, which shall be submitted to and approved in writing by the Local Planning Authority. 

Reason - To safeguard the recording and inspection of matters of archaeological importance on the site in accordance with Government guidance contained within the National Planning Policy Framework.

5. Prior to any demolition on the site  (other than in accordance with the agreed Written Scheme of Investigation) and prior to the commencement of the development and following the approval of the first stage Written Scheme of Investigation referred to in condition 4, a programme of archaeological evaluation, investigation and recording of the application area shall be carried out by the commissioned archaeological organisation in accordance with the approved first stage Written Scheme of Investigation. 

Reason - In order to determine the extent, character and significance of the surviving remains of archaeological interest and to safeguard the recording and inspection of matters of archaeological importance on the site in accordance with Government guidance contained within the National Planning Policy Framework.
6. Prior to the commencement of the development hereby approved, full specification details of the access track, including construction, surfacing, layout, drainage and road markings, shall be submitted to and approved in writing by the Local Planning Authority. Thereafter and prior to the first use of the barn, the access track shall be constructed in accordance with the approved details.
Reason - In the interests of highway safety, to ensure a satisfactory standard of construction and layout for the development and to comply with Government guidance contained within the National Planning Policy Framework.

7. The development hereby permitted shall be used only for the purpose of agriculture, as defined in Section 336 (l) of the Town and Country Planning Act, 1990, and for no other purpose whatsoever.
Reason - In the interests of sustainability and in order to maintain the character of the area in accordance with Policies PSD1, ESD13 and ESD15 of the Cherwell Local Plan Part 1, saved Policy C28 of the Cherwell Local Plan 1996 and Government guidance contained within the National Planning Policy Framework. 

8. The development hereby approved shall be carried out strictly in accordance with the recommendations and specifications set out in the Stage 1 and 2 Arboricultural Report prepared by RSK Environment on October 2015.
Reason – To ensure the continued health of retained trees/hedges and to ensure that they are not adversely affected by the construction works, in the interests of the visual amenity of the area, to ensure the integration of the development into the existing landscape and to comply with Policy ESD15 of the Cherwell Local Plan Part 1, saved Policies C14 and C28 of the Cherwell Local Plan 1996 and Government guidance contained within the National Planning Policy Framework.
9. The development hereby approved shall be carried out in accordance with the recommendations set out in Section 4 (Evaluation) of the ‘Home Farm Barn and Access Road Preliminary Ecological Appraisal’ carried out by RSK Environment on January 2015.
Reason - To ensure that the development does not cause harm to any protected species or their habitats in accordance with Policies ESD10 and ESD11 of the Cherwell Local Plan Part 1 and Government guidance contained within the National Planning Policy Framework.

10. Prior to the commencement of the development hereby approved, including any demolition and any works of site clearance, a detailed survey for any evidence of Otters and Water Voles shall be carried out at the crossing points and within 250 metres of both branches of the New River Ray, including a mitigation strategy if required. Thereafter, all works of mitigation shall be carried out in accordance with the approved details.
Reason - To ensure that the development does not cause harm to any protected species or their habitats in accordance with Policy ESD10 of the Cherwell Local Plan Part 1 and Government guidance contained within the National Planning Policy Framework.

PLANNING NOTES

1 Planning permission only means that in planning terms a proposal is acceptable to the Local Planning Authority. Just because you have obtained planning permission, this does not mean you always have the right to carry out the development. Planning permission gives no additional rights to carry out the work, where that work is on someone else's land, or the work will affect someone else's rights in respect of the land. For example there may be a leaseholder or tenant, or someone who has a right of way over the land, or another owner. Their rights are still valid and you are therefore advised that you should seek legal advice before carrying out the planning permission where any other person's rights are involved.
2 The applicant’s and/or the developer’s attention is drawn to the requirements of the Control of Pollution Act 1974, the Environmental Protection Act 1990 and the Clean Air Act 1993, which relate to the control of any nuisance arising from construction sites. The applicant/developer is encouraged to undertake the proposed building operations in such a manner as to avoid causing any undue nuisance or disturbance to neighbouring residents. Under Section 61 of the Control of Pollution Act 1974, contractors may apply to the Council for ‘prior consent’ to carry out works, which would establish hours of operation, noise levels and methods of working. Please contact the Council’s Anti-Social Behaviour Manager on 01295 221623 for further advice on this matter.
3 Your attention is drawn to the need to have regard to the requirements of UK and European legislation relating to the protection of certain wild plants and animals.  Approval under that legislation will be required and a licence may be necessary if protected species or habitats are affected by the development. If protected species are discovered you must be aware that to proceed with the development without seeking advice from Natural England could result in prosecution. For further information or to obtain approval contact Natural England on 01635 268881.
4 Birds and their nests are fully protected under the Wildlife and Countryside Act 1981 (as amended), which makes it an offence to intentionally take, damage or destroy the eggs, young or nest of a bird whilst it is being built or in use. Disturbance to nesting birds can be avoided by carrying out vegetation removal or building work outside the breeding season, which is March to August inclusive.
5 The applicant is advised that if further advice is required in relation to conditions 4 and 5, contact should be made with the County Archaeologist on 01865 328944 or by writing to Richard.Oram@oxfordshire.gov.uk or Historic and Natural Environment Team, Infrastructure Planning, Speedwell House, Speedwell Street, Oxford, OX1 1NE, who can provide advice in terms of the procedures involved, provide a brief upon which a costed specification can be based, and provide a list of archaeological contractors working in the area.
6 The applicant shall draw to the attention of the Local Planning Authority the presence of any unsuspected contamination encountered during development. In the event of contamination to land, water or environment being encountered, no development shall continue until a programme for investigation and/or remedial work, to be performed by a competent person, has been submitted in writing and approved by the Local Planning Authority. No part of the development shall be occupied until remedial, monitoring and certification of works have been undertaken and a remediation and validation reports submitted to and approved by the Local Planning Authority. For further information please contact the Council’s Environmental Protection Officer.

STATEMENT OF ENGAGEMENT

In accordance with the Town and Country Planning (Development Management Procedure) (England) Order 2015 and paragraphs 186 and 187 of the National Planning Policy Framework (March 2012), this decision has been taken by the Council having worked with the applicant/agent in a positive and proactive way as set out in the application report.



Signed Case Officer:                               Date:                          Possible
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Signed SPO/TL: Paul Ihringer
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         decision:   Y ( / N (
_1513759599

