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1 Application Site and Locality 
1.1 The application site is the Pheasant Pluckers’ Inn (formerly known as the ‘Bishop Blaize’) located within Burdrop, a small settlement which forms part of the Sibford Gower/Ferris village settlement. The site is a public house with ancillary residential accommodation and holiday let accommodation. The site has associated garden area and car park. 
1.2 In terms of site constraints, the site lies within the Sibford and Burdrop Conservation Area, the public house is identified as a Locally Significant Asset within the Conservation Area Appraisal and was designated as an Asset of Community Value (ACV) in February 2016. There are a number of grade II listed buildings within the vicinity of the site with the nearest being Barn Close some 20m east of the site. To the south of the site, beyond the car park and the pub garden the land drops away into the valley known as the Sibford Gap.  

2 Description of Proposed Development
2.1 The application seeks permission for the erection of timber storage shed with dual pitched roof, to be sited adjacent and south-west of the existing public house. The proposed shed would be 4m (width) x 4.5m (depth) x 2.8m (height to the ridge) of timber tongue (stained dark green) and groove construction under a felt roof. The proposed shed would be used for general storage purposes. 
2.2 At the time of the application there was a white storage shed that had been erected on site without the benefit of planning permission; the proposed timber shed is to replace this structure.
3 Relevant Planning History

3.1 99/01783/F - Single storey extensions to bar area and to form a new freezer store and replacement garden store. Permitted 6 January 2000 

3.2 06/00248/F - Single storey bar extension to provide non-smoking restaurant facility. Permitted 9 May 2006 
3.3 06/01697/F - Change of use from licensed premises to dwelling house. REFUSED 6 October 2006.

3.4 07/00630/F - Resubmission of 06/01697/F - Change of use from licensed premises into dwelling house. REFUSED 29 June 2007

3.5 09/01257/F - Alterations and extensions to barn to provide 4no. ensuite letting rooms. WITHDRAWN

3.6 09/01557/F – Change of use from closed public house to dwelling. WITHDRAWN

3.7 12/00011/CLUE - Certificate of lawful use existing. Use as single dwelling house. REFUSED. 15 February 2012

3.8 12/00678/F - Change of use of a vacant public house to C3 residential (as amended by site location plan received 18.07.12). REFUSED. 20 July 2012. APPEAL DISMISSED. 13 August 2013.

3.9 13/00116/F - RETROSPECTIVE – New roof to barn; 3 number rooflights and door installed to the upper floor. APPROVED. 21 March 2013

3.10 13/00781/F - Change of use of a redundant barn/store into a 1 bedroom self-contained holiday letting cottage. NON DETERMINATION APPEAL. ALLOWED 17 February 2014. This application went to Committee on the 3rd October 2013 and members resolved that if they had the opportunity to determine the application, it would have granted planning permission.

3.11 13/00808/CLUE - Certificate of lawful use existing – change of use from A4 to A1. REFUSED. 12 July 2013.

3.12 13/01511/CLUE - Certificate of lawful use existing – A1 use for the sale of wood burning stoves and fireside accessories. NOT PRECEEDED WITH APPLICATION RETURNED

3.13 14/01388/CLUP - Certificate of lawful use proposed – change of use from A4 to A1. REFUSED. 14 October 2014. APPEAL DISMISSED

3.14 15/01103/F - Removal of conditions 3 and 4 of planning permission 13/00781/F to allow occupation of holiday let cottage as a separate dwelling. REFUSED. 18 August 2015. APPEAL DISMISSED

3.15 16/01525/F - Erection of a two storey cottage with 2 en-suite bedrooms, kitchen, dining and lounge facilities.  Permission is also required for the siting of a garden shed. REFUSED. 6 October 2016.

3.16 16/02030/F - Erection of a single storey building providing 3 No en-suite letting rooms - re-submission of 16/01525/F. REFUSED 16 December 2016. APPEAL IN PROGRESS.
4 PRE-APPLICATION DISCUSSIONS

4.1 No pre-application discussions have taken place with regard to this proposal.
5 RESPONSE TO PUBLICITY

5.1 This application has been publicised by way of a site notice displayed near the site, by advertisement in the local newspaper, and by letters sent to all properties immediately adjoining the application site that the Council has been able to identify from its records.
5.2 The comments raised by third parties are summarised as follows:
· There is no justification for a storage shed and it would not be required in connection with the public house.
· The proposed structure would be totally out of place & compromises the Conservation Area and Sibford Gap.
· The shed is not suitable for the storage of gas bottles.
· This a vexatious application and due regard for the full planning history of the site should be given in the determination of the application. 

· Does the existing white shed have planning permission? 
5.3 The comments received can be viewed in full on the Council’s website, via the online Planning Register.
6 RESPONSE TO CONSULTATION

6.1 Below is a summary of the consultation responses received at the time of writing this report. Responses are available to view in full on the Council’s website, via the online Planning Register.

PARISH/TOWN COUNCIL

6.2 SIBFORDS PARISH COUNCIL: Objects. The Parish Council considers the application to be frivolous and vexatious. Comment is made with regard to the siting of the proposal being highly prominent and as being located so as ‘to create as much damage as possible to the conservation area’. Comment is also made with regard to the matters outside of those for consideration within this application, with regard to ownership of adjacent land and further comment is made with regard historical planning issues at the site.  
STATUTORY CONSULTEES

6.3 None
NON-STATUTORY CONSULTEES
6.4 CDC CONSERVATION: Raises no objections, but comments with regard to potential alternative proposals being more appropriate. 
7 Relevant National and Local Planning Policy and Guidance
7.1 Planning law requires that applications for planning permission must be determined in accordance with the development plan unless material considerations indicate otherwise.

7.2 The Cherwell Local Plan 2011-2031 - Part 1 was formally adopted by Cherwell District Council on 20th July 2015 and provides the strategic planning policy framework for the District to 2031.  The Local Plan 2011-2031 – Part 1 replaced a number of the ‘saved’ policies of the adopted Cherwell Local Plan 1996 though many of its policies are retained and remain part of the development plan. The relevant planning policies of Cherwell District’s statutory Development Plan are set out below:
7.3 Cherwell Local Plan 2011 - 2031 Part 1 (CLP 2031)
ESD 13: Local Landscape Protection and Enhancement

ESD 15: The Character of the built and historic environment
7.4 Cherwell Local Plan 1996 (Saved Policies) (CLP 1996)
C28: Layout, design and external appearance of new development 
C33: Protection of important gaps
7.5 Other Material Planning Considerations

National Planning Policy Framework (NPPF)

Planning Practice Guidance (PPG)
8 Appraisal
8.1 The key issues for consideration in this case are:
· Principle of development

· Design and impact on the character of the area

· Residential amenity

· Highway safety

Principle of development
8.2 The site is an existing public house with ancillary residential accommodation and holiday let accommodation. It is noted that previous development at the site has resulted in the loss of storage space at the site with the expansion of the bar facilities associated with the public house (06/00248/F) and the development of holiday let accommodation (13/00781/F). Notwithstanding previous loss of storage space, it is reasonable to consider that storage would be required for general DIY and maintenance purposes ancillary to existing uses at the site.
8.3 The siting of a storage shed in the proposed location was considered during the determination of application 16/01625/F for the ‘Erection of a two storey cottage with 2 en-suite bedrooms, kitchen, dining and lounge facilities. Permission is also required for the siting of a garden shed’. Whilst the application was ultimately refused due to the impacts of the proposed residential accommodation, the case officer notes in their report (para. 8.7) that the siting of the storage shed element of the application was considered to be acceptable.

8.4 It is considered that it would be unreasonable to now consider that storage should not be allowed ancillary to the existing uses at the site. The principle of development is therefore considered acceptable subject to further considerations discussed below.
Design and impact on the character of the area
8.5 The Government attaches great importance to the design of the built environment within the Framework. Good design is a key aspect of sustainable development, is indivisible from good planning, and should contribute positively to making places better for people. 
8.6 As noted above the site is within the Sibford Gower with Burdrop Conservation Area. Section 72(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 (as amended) states that in carrying out its functions as the Local Planning Authority in respect of development in a conservation area: special attention shall be paid to the desirability of preserving or enhancing the character or appearance of that area. Therefore significant weight must be given to these matters in the assessment of this planning application.

8.7 Conservation Areas and Listed Buildings are designated heritage assets, and Paragraph 132 of the NPPF states that: when considering the impact of a proposed development on the significance of a designated heritage asset, great weight should be given to the asset’s conservation. The more important the asset, the greater the weight should be. Significance can be harmed or lost through alteration or destruction of the heritage asset or development within its setting. As heritage assets are irreplaceable, any harm loss should require clear and convincing justification. Policy ESD15 of the CLP 2031 Part 1 echoes this guidance.
8.8 Policy ESD13 of the CLP 2031 states that development will be expected to respect and enhance local landscape character, securing appropriate mitigation where damage to local landscape character cannot be avoided.  It goes onto state that proposals will not be permitted if they would result in undue visual intrusion into the open countryside or would harm the setting of settlements. Policy ESD15 of the CLP 2031 further reinforces this view, in that new development will be expected to complement and enhance the character of its context through sensitive siting, layout and high quality design. 

8.9 Saved Policy C28 of the CLP 1996 states that control will be exercised over all new development to ensure that standards of layout, design and external appearance are sympathetic to the character of the rural or urban context of that development. 

8.10 The proposed shed would be sited adjacent the existing public house in the position currently occupied by an existing (albeit unauthorised) white storage shed. As noted above this location for the siting of the shed was previously considered acceptable by officers in consideration of application 16/01625/F, and whilst there has been an increase in the scale of the proposed shed to that previously considered, I see no reason to come to a different conclusion from that of the previous case officer. 
8.11 The Council’s Conservation Officer raises no objections to the proposals in her formal response; further, verbally confirming that the proposals would not significantly impact on the character and appearance of the surrounding conservation area. 
8.12 The shed is to be sited within the garden of the public house adjacent to the south west elevation of the building. The shed is to be constructed from timber stained dark green and would replace the existing white storage shed. The shed will be screened from views from the north due to existing vegetation and will not be visible from the east due to it being screened by the existing building. Glimpsed views of the shed through existing vegetation would be possible from the west and the shed would be visible from the PRoW to the south of the site. 

8.13 The proposed shed would be visible from the south and across the ‘Sibford Gap’; these views would be seen in the context of existing buildings on site. The proposed shed is considered to be of a scale, form and appearance which would be typical of such structures seen in rural village locations and is considered to be in keeping with the scale, form and appearance of surrounding development. It is considered that whilst the shed would be visible, it would not be visually intrusive and would sit comfortably within the garden of the pub without undue harm to the visual amenities of the site and its setting within the wider conservation area. 
8.14 Whilst the Conservation Officer’s comments with regards to potential revisions are noted, that the proposals could be enhanced by potentially re-siting the proposed shed and consideration of a revised design, given that the scheme as submitted is not considered unacceptable, and revisions would be significantly different and be tantamount to a new application, these significant revisions have not been pursued with the applicant.
Residential amenity
8.15 Policy C30 of the CLP 1996 requires that a development must provide standards of amenity and privacy acceptable to the Local Planning Authority. These provisions are echoed in Policy ESD15 of the CLP 2031 which states that: ‘new development proposals should consider amenity of both existing and future development, including matters of privacy, outlook, natural lighting, ventilation and indoor and outdoor space’. 

8.16 The proposed shed would be sited in such a location that it would not impact on the amenity of any neighbouring properties, and is therefore considered acceptable in this regard.
Highway safety
8.17 The erection of the proposed shed would not affect parking or access at the site and would not result in an increase in vehicular movements to and from the site. As such it is considered that the proposals would not result in any detrimental impacts on highway safety and is considered acceptable in this regard.
Other Matters

8.18 Concerns have been raised with regards to the storage of gas cylinders/bottle within the proposed shed, as identified within the application’s supporting statement. Whilst not considered material in the consideration of the application, the applicant has been made aware that it would not be appropriate to store gas cylinders in such a confined space due to health and safety reasons (notably controlled by separate legislation outside of planning) and has confirmed that the shed would not be used for the storage of such items.
9 CONCLUSION
9.1 The proposals assessed within this application are considered to be an acceptable form of development that would provide additional storage capacity ancillary to existing uses on the site. The proposals cause no harm to neighbour amenity or highway safety; the scale and design of the proposed shed is considered to be sympathetic to the context of the site and its edge of village location and would not detrimentally impact on visual amenities of the site or its setting, therefore sustaining the character and appearance of the surrounding conservation area. The proposals are considered to be acceptable on their planning merits and accord with the policies of the Development Plan and are therefore recommended for approval as set out below.
	10 Recommendation

10.1 That permission is granted, subject to the following conditions:
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 development shall be carried out strictly in accordance with the following plans and documents: Application forms, Supporting Planning Statement, HM Land Registry 1:1250 Site Location Plan, 1:200 Block Plan and Proposed Storage Shed 1:100 Floor Plan and Elevation Drawing.

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.

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.
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