	Farrowing House Barn

College Farm

Main Street

Wendlebury

OX25 2PR


	19/00592/F

	Case Officer: 
	Matthew Chadwick
	Recommendation: Approve

	Applicant: 
	Mr & Mrs Tim Howard



	Proposal: 
	Conversion of the existing Agricultural Building to form 2no B&B Units ('associated operational development', defined as 'building or other operations in relation to the same building or land which are reasonably necessary to use the building' as permitted by 18/02246/R56.)




Expiry Date:
27 May 2019


1. APPLICATION SITE AND LOCALITY 

1.1. The application site is located to the south-east of the village of Wendlebury, amongst the complex of buildings that make up College Farm. College Farm is accessed from a track that leads onto Main Street. The building to which this application relates is constructed from concrete blocks, with timber clad gables and a corrugated sheet roof. 

2. DESCRIPTION OF PROPOSED DEVELOPMENT

2.1. Planning consent is sought to make alterations to the building that was recently granted approval for change of use to bed and breakfast (Class R of Part 3 does not allow for alterations under permitted development). The external changes involve cladding the building in timber on the concrete block walls, increasing the size of the window openings, installing doors, replacing the roof material and introducing rooflights in the south elevation. 
3. RELEVANT PLANNING HISTORY

3.1. The following planning history is considered relevant to the current proposal: 
	Application Ref.
	Proposal
	Decision

	

	18/02246/R56
	Change of use as an agricultural building (known as The Farrowing House) to a flexible use falling within Class C1. The nature of the C1 use proposed is to form 2no Bed and Breakfast units, comprising one 2 bed unit and one 1 bed unit, totalling 191 sq m.
	Application Permitted

	


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 and by letters sent to all properties immediately adjoining the application site that the Council has been able to identify from its records. The final date for comments was 15.05.2019, although comments received after this date and before finalising this report have also been taken into account. 
5.2. No comments have been raised by third parties.
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 COUNCIL AND NEIGHBOURHOOD FORUMS

6.2. WENDLEBURY PARISH COUNCIL: No comments received. 
OTHER CONSULTEES

6.3. CDC BUILDING CONTROL: The proposals will require a Building Regulations application. Bedrooms 1 and 2 are inner rooms and will require means of escape windows.
6.4. OCC HIGHWAYS: No objections, subject to conditions requiring a car parking plan and that the building is only used for its specific use.
7. RELEVANT 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:

CHERWELL LOCAL PLAN 2011 - 2031 PART 1 (CLP 2031 Part 1)

· ESD15 - The Character of the Built and Historic Environment

CHERWELL LOCAL PLAN 1996 SAVED POLICIES (CLP 1996)
· C28 – Layout, design and external appearance of new development

7.3. Other Material Planning Considerations

· National Planning Policy Framework (NPPF)

· Planning Practice Guidance (PPG)

· Cherwell Residential Design Guide (2018) 

· Cherwell Council Home Extensions and Alterations Design Guide (2007) 

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 use of the building has been established under the recently approved application (18/02246/R56). Therefore the use of the building for B&B use is acceptable.  This application seeks only to make external and internal changes to the building, the impacts of which are assessed below.  This application includes the proposed change of use to B&B, but the only difference between the aforesaid approved application and this one is the operational development comprising of external alterations.  Therefore the Class R determination is a ‘fallback position’ which should be afforded significant weight.
Design and impact on the character of the area
8.3. Saved Policy C28 of the Cherwell Local Plan 1996 exercises control over all new developments to ensure that the standards of layout, design and external appearance are sympathetic to the character of the context of the development. 
8.4. Policy ESD15 of the Cherwell Local Plan 2011 – 2031 Part 1 states that new development should complement and enhance the character of its context through sensitive siting, layout and high quality design.
8.5. The application site is located within an existing farmyard. There are a number of changes to the design of the building proposed under this development which would significantly alter the appearance of the building and the building would lose its existing agricultural appearance.

8.6. Variously, these are: New window openings to all four elevations, flues to both roof slopes, re-cladding of the roof of the building; six rooflights to the south roof slope; and re-pointing of concrete block quoins.  Re the windows, there are presently no openings on the end gable end elevations; one is proposed on the east elevation and two are proposed on the west elevation.  On the longer, the new openings on the north and south elevations are proposed in the same positions as high level openings on those elevations.  The flues are unfortunate, adding visual roof clutter, but in the context in which the building sits are not considered so harmful to warrant refusal.
8.7. However, given that the change of use of the building has been approved and that the building would still have a simple appearance, the proposed changes are considered to be acceptable and would not cause harm to the character of the area.

Residential amenity

8.8. Policy ESD15 of the Cherwell Local Plan 2011 – 2031 Part 1 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.
8.9. The nearest residential dwelling would be the farmhouse, approximately 30m to the southwest of this building. However, the farm building to the east of the application site has been granted prior approval for conversion to a single dwelling under (18/01089/Q56). The proposed development would have a single window in the eastern elevation serving the kitchenette facing towards the building to the east, which would face into a bedroom of the neighbouring unit. This relationship would cause harm to the future occupiers of this building and for this reason a condition is included for this window to be obscurely glazed, in order to avoid overlooking impacts. This issue aside, it is considered that the amenities of future and existing occupiers would not be harmed by the development. 
Highway safety

8.10. The local highway authority has offered no objections, subject to two conditions. The car parking condition is considered to be reasonable and thus shall be included. Subject to this, it is considered that the development would not cause harm to the safety of the local highway network. 

9. PLANNING BALANCE AND CONCLUSION

9.1. The NPPF states that the purpose of the planning system is to contribute to the achievement of sustainable development. Paragraph 8 requires that the three dimensions to sustainable development (economic, social and environmental) are not undertaken in isolation, but are sought jointly and simultaneously.

9.2. For the reasons set out in this report, the proposal complies with the relevant Development Plan policies and guidance listed at section 7 of this report, and so is considered to be sustainable development. In accordance with Paragraph 11 of the NPPF, permission should therefore be granted.
	10. RECOMMENDATION
That permission is granted, 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 conditions attached to this permission, the development shall be carried out strictly in accordance with the application form and the following plans and documents:  Floor Plan & Elevations As Proposed (18.183.02) and Floor Plan & Elevations As Existing (18.183.01).
Reason – For the avoidance of doubt, to ensure that the development is carried out only as approved by the Local Planning Authority and comply with Government guidance contained within the National Planning Policy Framework.

3. Prior to the first occupation of the development hereby approved, and notwithstanding the details submitted, the window in the east elevation of the building (that which is shown on the plans referenced in Condition 2 of this permission to serve a kitchenette) shall be fixed shut and fully glazed with obscured glass (at least level 3) that complies with the current British Standard, and shall be retained as such thereafter.
Reason - To safeguard the privacy and amenities of the occupants of the adjoining premises and to comply with Policy ESD15 of the Cherwell Local Plan 2011 – 2031 Part 1, Saved Policy C30 of the Cherwell Local Plan 1996 and Government guidance contained within the National Planning Policy Framework.
4. Prior to the first use or occupation of the development hereby approved, the parking and manoeuvring areas shall be provided in accordance with the plan approved (Drawing No. 18.183.02) and shall be constructed from porous materials or provision shall be made to direct run-off water from the hard surface to a permeable or porous area or surface within the curtilage of the site. Thereafter, the parking and manoeuvring areas shall be retained in accordance with this condition and shall be unobstructed except for the parking and manoeuvring of vehicles at all times.
Reason - In the interests of highway safety and flood prevention and to comply with Policies ESD7 and ESD15 of the Cherwell Local Plan 2011-2031 Part 1 and Government guidance contained within the National Planning Policy Framework.
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