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1. DESCRIPTION OF PROPOSED DEVELOPMENT

1.1. The application seeks to discharge conditions 4, 5 and 6 from application 19/00531/F that gained planning permission for removal of existing timber framed conservatory, internal alterations, new kitchen extension and the refurbishment of an existing potting shed to form a new garden studio at Cedar Lodge, a Grade II listed building situated north of the village of Steeple Aston. 
1.2. Condition 4 required details of biodiversity enhancements to the site. 

1.3. Condition 5 required a schedule of materials and full details of openings. 

1.4. Condition 6 required an Arboricultural Method Statement. 
2. RESPONSE TO PUBLICITY

2.1. This application has been publicised by way of a site notice displayed near the site and by advertisement in the local newspaper. The final date for comments was 10 January 2020 although comments received after this date and before finalising this report have also been taken into account. No comments have been raised by third parties. 

3. RESPONSE TO CONSULTATION

3.1. CDC Arboriculture – I have read through the submitted Arboricultural Method Statement and am happy it addresses the tree protection measures required to protect the trees during construction.
3.2. CDC Ecology – your drafted response to condition 4 on this one is entirely reasonable, and I would have no issues with it being discharged. 

3.3. CDC Conservation – no objection. 
4. APPRAISAL

4.1. Condition 4 – A report was submitted with the application on 26 July 2019 indicating that the applicant did not intend to provide additional biodiversity enhancements within the site.  The report highlights that there are already a number of biodiversity enhancements on site, such as a bird nesting boxes, a protected badger set, five ponds, a woodpecker nest, a floating pond fowl nest and numerous log piles.  Given that these existing enhancements would now need to be retained as a result of condition 4, I consider this sufficient to ensure that suitable habitats are retained elsewhere on the site.  The Ecology Officer has advised that this is acceptable. 
4.2. Condition 5 – A report was submitted with the application on 26 July 2019 detailing the proposed materials and openings.  A site meeting was held on 11 October 2019 and further information was submitted on 28 November 2019.  
4.3. A blue/grey slate was viewed on site and this was acceptable. 

4.4. A stone sample panel was viewed on site and this was acceptable. 
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4.5. There were initial concerns regarding the proposed wrapping of lead over the existing stone boundary wall. The further information received on 28 November 2019 confirmed that this was simply reproducing what was there previously in order to achieve a workable head height within the internal space as previously.  The Conservation Officer has verbally advised that she does not object to this solution.   
4.6. Initially, no details of the openings for the extension were provided. Further details were received on 28 November 2019.  The Conservation Officer raised concern regarding the use of standard double glazing with applied glazing bars.  I raised this with the Agent on 03 February 2020, advising that the openings should consist of slimlite double glazing with integral glazing bars. 

4.7. The Agent advised on 06 February 2020 that the openings had already been installed.  The determination of this current application has therefore been delayed whilst the Conservation Officer has considered whether or not the details of the openings should be refused and enforcement action pursued.  A meeting was due to be held on site on 18 March 2020 although the COVID-19 pandemic resulted in the need for this to be cancelled until further notice.  

4.8. I visited the site unaccompanied on 27 May 2020 and forwarded the photographs to the Conservation Officer.  I received comments from the Conservation Officer on 11 September 2020 advising that “In my view although the windows on the extension aren’t ideal and the Conservation Team would usually try to push for slimlite double glazing I am not sure that it is expedient to enforce those on the extension. The harm is more limited and reversible– (this is the second extension in this location since 2000) and the building is clearly read as a modern addition.”
4.9. It is very disappointing that the applicants had installed these openings prior to discharging conditions, however on balance, it is considered that we are unlikely to be able to defend the refusal of the application at Appeal for the above reasons.  I therefore reluctantly recommend that this condition is discharged. 
4.10. Note that a slightly larger opening has actually been installed upon the southern facing elevation of the extension than was approved as part of 19/00531/F and this amendment is the subject of applications 20/00493/F and 20/00494/LB (undetermined at the time of writing).    
4.11. Condition 6 – A Tree Report dated June 2019 ref: SB/JS/660 was submitted with the application on 26 July 2019.  The Arboricultural Officer considers this acceptable.  I therefore recommend that this condition is discharged.  
	5. RECOMMENDATION
Split decision,

Approve

Condition 4 – To retain existing biodiversity enhancements in accordance with report received with the application on 26 July 2019. 
Condition 5 – Materials in accordance with Discharge of Conditions report received with the application on 26 July 2019, slate and stone sample panels viewed on site on 11 October 2020 and additional information received 28 November 2019.  Openings within extension in accordance with additional information received 28 November 2019. 
Condition 6 – Arboricultural Method Statement in accordance with Tree Report dated June 2019 ref: SB/JS/660 received with the application on 26 July 2019.  
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