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1.0 INTRODUCTION

1.1 This Planning Statement has been prepared by JPPC to support the application for
the provision of a number of sensitive alterations and extensions to The Arc in
Sibford Ferrrs to provide a high quality modern dwelling and the erection of a new

outbuilding.

1.2 The statement considers the planning context of the proposal including the
prevailing planning policy and planning history and demonstrates it complies with
the Development Plan and can be supported.

1.3 The application consists of this supporting statement, the submitted plans by TE
Architecture, an ecological assessment by Ridgeway Ecology and an Arboricultural

Statement by Landurb Solutions.

2.0 SITE AND SURROUNDING AREA

2.1 The Arc is located to the south of Main Street in the village of Sibford Ferris. Sibford
Ferris forms part of a group of settlements which include Burdrop and Sibford

Gower.

2.2 The site includes a two storey residential building constructed of course local stone
under a slate roof with decorative cut stone surrounds to the windows. It appears
that the building may have been historically constructed as two dwellings. The front
elevation is characterised with large sash windows set in uniform bays. The
building is set back from the road frontage with a grass verge, stone wall and small
front garden. To the side and rear of the property is more extensive grounds with

a number of trees.
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2.3 The site is located within the centre of Sibford Ferris and the main grounds
associated with Sibford School exist to the south of the site. Residential properties
exist to the west of the site. The site lies in the Sibford Ferris Conservation Area

as shown with the red shading on the below map.
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Figure 2: Conservation area and listed buildings

2.4 The building within the site is not statutorily listed but Home Close and The Old
House to the west of the site along with Manor House and the adjoining wall on the
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opposite side of Main Street are Grade Il listed as shown purple on the above map.
The Sibford Ferris, Sibford Gower and Burdrop Conservation Area Appraisal (CAA)
produced by the Council identifies the main building on the site, The Arc, as a locally

designated heritage asset.

2.5 A Red Oak tree to on the site is subject to a recent provisional Tree Preservation

Order as shown by the green circle in Figure 2.

2.6 The site is located within flood zone 1 on the Environment Agency Flood Map where
there is a low probability of flooding. It is also not shown to be at risk of surface
water flood risk. There are no public footpaths running through or adjacent to the

site.

3.0 PROPOSED DEVELOPMENT

3.1 The current application seeks permission to modernise and upgrade the existing

building to provide a high quality family home.

3.2 The internal works do not require planning permission as they do not constitute
development as defined by Section 55 of the Town and Country Planning Act 1990
(as amended).

3.3 The main components of the works consist of:

- Conversion of the existing roof space to habitable accommodation with the
provision of two small dormers and conservation roof lights in the rear elevation
of the building.

- Replacement of the existing poor quality rear canopy with a contemporary high
quality single storey rear extension. This would be visually separated from the
house by a glazed screen and would then have local ironstone walls to the side
walls. The rear elevation would have high quality steel windows set in oak
framing. It would also include a contemporary zinc or lead standing seam roof.

- Minor alterations to the fenestration of the building including the replacement of
the poor quality openings on the rear elevation of the building with more
appropriately proportioned openings and sympathetic windows to the character
of the building. These works would generally be permitted development.

- The provision of a detached garage, home office and store to the rear of the

site. This would have a traditional pitched roof and would be constructed of
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natural ironstone under a slate roof with timber garage doors. It would be used
ancillary to the main dwelling on the site. Alongside this the hard surface access
through the site would be slightly widened and a turning area provided to allow

cars to enter and leave the site in a forward gear.

4.0 PLANNING POLICY AND OTHER MATERIAL CONSIDERATIONS

4.1 Planning law (Section 38(6) of the Planning and Compulsory Purchase Act 2004
and section 70(2) of the Town and Country Planning Act 1990) requires that
applications for planning permission be determined in accordance with the
development plan, including any local and neighbourhood plans that have been

brought into force, unless there are material considerations that indicate otherwise.

4.2 The National Planning Policy Framework must be taken into account in preparing

the development plan, and is a material consideration in planning decisions.

National Planning Policy Framework

4.3 Paragraph 2 of the NPPF states that planning law requires that applications for
planning permission must be determined in accordance with the development plan,
unless material consideration indicate otherwise. The National Planning Policy
Framework must be taken into account in the preparation of local and

neighbourhood plans and is a material consideration in planning decisions.

4.4 Paragraph 10 states that so sustainable development is pursued in a positive way,
at the heart of the Framework is a presumption in favour of sustainable

development.
4.5 In respect of decision taking, it states that this means:

e Approving development proposals that accord with an up-to-date
development plan without delay; or
o where there are no relevant development plan policies, or the policies
which are most important for determining the application are out-of-date
granting permission unless:
i. the application of policies in this Framework that protect areas or
assets of particular importance provides a strong reason for refusing the

development proposed; or
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ii. any adverse impacts of doing so would significantly and demonstrably
outweigh the benefits, when assessed against the policies in this
Framework taken as a whole, having particular regard to key policies for
directing development to sustainable locations, making effective use of
land, securing well-designed places and providing affordable homes,

individually or in combination

4.6 Section 12 of the NPPF sets out the requirements for good design, including stating
that the Government attaches great importance to the design of the built
environment. Good design is a key aspect of sustainable development, creates
better places in which to live and work and helps make development acceptable to
communities (paragraph 131).

4.7 Section 15 seeks to protect and enhance the natural environment and seeks to
protect important habitats and secure net gains from development in biodiversity.

4.8 Section 16 of the NPPF states that heritage assets are an irreplaceable resource
and should be conserved in a manner appropriate to their significance. It goes
onto state local planning authorities should take account of the desirability of
sustaining and enhancing heritage assets and the desirability of new development
to make a positive contribution to local character and distinctiveness. Great weight
should be given to the assets conservation and any harm should require clear and
convincing justification. It states that where a development proposal will lead to
less than substantial harm to the significance of a designated heritage asset, the
harm should be weighed against the public benefits including securing its optimum
viable use. In considering impacts on non-designated heritage assets a balanced

judgement should be made.

Cherwell Local Plan Part 1 2011-2031 (CLP 2015)

4.9 The Cherwell Local Plan 2011-2031 was adopted in July 2015. Applicable policies

are considered to be as follows:

Policy ESD10 concerns the protection and enhancement of biodiversity and the
natural environment and requires consideration to be given to protected species

and looks to achieve a net gain in biodiversity from sites.
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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.” Furthermore, Policy ESD15 of the Cherwell Local
Plan states that new development proposals should: “Conserve, sustain and
enhance designated and non-designated ‘heritage assets’ (as defined in the NPPF)
including buildings, features, archaeology, conservation areas and their settings,
and ensure new development is sensitively sited and integrated in accordance with
advice in the NPPF and NPPG. Proposals for development that affect non-
designated heritage assets will be considered taking account of the scale of any
harm or loss and the significance of the heritage asset as set out in the NPPF and
NPPG”

Cherwell Local Plan 1996 (CLP 1996)

4.10 The 1996 Local Plan was adopted in 1996. A number of the policies in the local
plan are considered to be ‘saved’. Applicable policies are considered to be as

follows:

Saved Policy C23 advises there is a presumption in favour of retaining buildings,
walls, trees and other features which make a positive contribution to a Conservation
Area. 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 as well as compatible

with existing buildings.

4.11 The Conservation Area Appraisal is also a relevant material consideration.

5.0 PLANNING ASSESSMENT

Impact on heritage assets and design

5.1 The site is located in the Sibford Conservation Area and is also noted as a non-
designated heritage asset in the Councils Conservation Area Appraisal (CAA). The

site also lies within proximity to a number of listed buildings.
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5.2 Within the CAA the site is located in the Sibford Ferris Character Area. The CAA
notes that the polite architecture of the building is part of a mix of dwellings with
farmstead, vernacular housing and cottages. The visual analysis shows the two
nearby Grade Il listed buildings as positive landmarks in the immediate street scene

and characteristic stone walls running to the front of the site.
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Figure 3; Visual analysis from CAA

5.3 The CAA notes that the majority of housing in the village are two and two and half
storeys in height with the majority being constructed of local stone or 19" century
brick.

5.4 The current application would preserve the character and appearance of the
conservation area. The proposed alterations and extensions to the building are
largely located to the rear of the building and would improve its appearance and
character. The alterations to the fenestration of the building could generally be
undertaken under permitted development but are shown in this application for
completeness and enhance the character and appearance of the building being

sympathetic to the character of the building.

5.5 The external works to help facilitate the conversion of the loft space would include
the provision of two small dormers and two conservation style roof lights. These
works are focused to the rear of the property and would not impact on the street
scene or the contribution the front elevation of the building makes to the
Conservation Area. The proposed dormers would be modest in size and have been
sensitively proportioned to be in keeping with the existing building. As noted in the
CAA the village is predominately 2 and 2.5 storey dwellings and the proposal aligns
with this.
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5.6 The single storey extension has been carefully designed in a contemporary way
that is sympathetic to the existing dwelling. Policy ESD15 of the CLP 2015 is
supportive of high quality design responses which re-interpret local distinctiveness.
In this case the proposed extension is located to the rear of the building which is of
lesser architectural quality and significance than the frontage. The extension has
been designed to be subservient to the main building with it being single storey in
height with a low pitched roof and set to the rear of the building.

5.7 It would be constructed with natural local stone walls to the side elevations which
would book-end the extension and relate strongly to the materiality of the main
dwelling. A small glazed screen is proposed between the rear of the existing
building and the proposed extension to ensure the legibility of the original building
is retained and to provide a distinction between the old and new. The rear elevation
of the extension would be glazed to provide a lightweight appearance which would
not dominate the older part of the building. The use of high quality materials such
as standing seam zinc roof, oak posts and steel framed windows results in a high
guality and contemporary design response which would preserve the significance

of the building and the Conservation Area.

5.8 The proposal also includes the provision of a new outbuilding to serve the main
dwelling. This is located to the rear of the site and away from the road and is set
away from the dwelling. As such the building would not be prominent in the street
scene or wider conservation area especially with the presence of established
planting to the boundaries of the site.  The building is single storey in scale and
accommodates garaging and a home office to serve the house. It is designed with
a steeply pitched roof to reflect the form of other buildings in the locality as outlined
in the CAA.

5.9 The siting and location of the building to the rear of the site respects the traditional
hierarchy of buildings on plots with the main building to the front facing the road and
ancillary buildings to the rear of the site. Buildings are already apparent in depth
in the immediate locality of the site and the proposal responds positively to this.
Notably a similar larger outbuilding serving Sibfod School exists immediately to the
east of the site and is in a similar L shaped plan form. It is therefore considered
that the proposal responds appropriately to the pattern of plots in the locality as

required by Policy ESD15 of the Cherwell Local Plan.
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5.10 The building has been sited to ensure that the most important trees on the site
would be retained and not harmed by the proposal.

5.11 The contribution the site makes to the setting of the nearby listed buildings is
limited and is generally limited to the vernacular rural environment that these
buildings are experienced within. The significance of the listed buildings largely
derives from their architectural style, quality, use of historic materials and the social
development of the village. The proposals would not adversely impact on the
significance of the setting of these buildings, being modest in size and sensitive to
the context.

5.12 Overall we consider that the proposed development would be sensitively
designed and responds appropriately to the heritage and design constraints of the
site. It would preserve the significance of the property as a non-designated
heritage asset and the wider character and appearance of the Conservation Area.
It would therefore comply with Policy ESD15 of the CLP 2015, Saved Policy C23
and C28 of the CLP 1996 and advice in the NPPF.

Neighbour amenity

5.13 Policy ESD15 states that all development should consider the amenity of
occupants of both existing and future developments, including matters of privacy,

outlook, natural lighting, ventilation, and indoor and outdoor space.

5.14 The proposals are generally set away from the neighbouring properties with the
exception of Home Close to the west of the site. The proposed extensions to the
property are modest in size and set off the boundary of with Home Close. lItis single
storey in scale and would not project significantly above the boundary wall. 1t would
therefore not significantly impact on the light, outlook or privacy to this property in
our opinion. The proposed dormers would face south and not directly towards
Home Close so would not result in a unacceptable degree of overlooking in a village

context.

5.15 The new outbuilding is located to the south of the site and away from the main
house at Home Close. The building is positioned away from the shared boundary
from this property by in excess of 6 metres and given its position, height and form
it is not considered to result in an undue impact on the amenity of the neighbouring

property or garden.
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5.16 The school grounds to Sibford School are located to the south of the site and
the proposal would not adversely impact on that use.

5.17 Overall the proposal is considered to be acceptable in respect of the impact on
neighbouring properties.

Ecology and Trees

5.18 The application is accompanied by a Phase 1 Bat and Nesting Bird Survey
undertaken by Ridgeway Ecology Ltd. This has concluded that the building has
low potential for roosting bats and no further surveys are required. The proposed

enhancements of a bat box could be secured through a planning condition.

5.19 The proposed works have considered the existing trees on the site to ensure
the higher quality trees are retained and protected. Details of this are outlined in
the attached Arboricultural Statement which demonstrate that the trees can be
adequately protected during construction and retained.

Other matters

5.20 The proposals will improve the insulation of the property and will reduce carbon

emissions through the works to the roof with new insulation and windows.

5.21 The proposal includes the provision of a slightly widen drive and a parking area
to the south of the site. This would be beneficial to the access arrangement of the
site and allow cars to enter and leave the site in a forward gear using the existing

access.

6 CONCLUSIONS

6.1 This statement has examined the context of the site and the surrounding area and
the relevant national and local planning policy framework in respect of the proposed

development.

6.2 The proposed development, including the extensions and alterations to the existing
buildings and erection of a new ancillary building, would be sensitive to the heritage
and design constraints of the site. It preserves and enhances the contribution the
existing building and site makes to the Conservation Area and does not result in

any harm.
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6.3 There would be no significant impact on neighbouring properties amenity and the
proposal would not be harmful to the ecological or arboricultural constraints of the
site.

6.4 The proposals are therefore considered to be a sustainable form of development in
accordance with the Cherwell Local Plan 2031, the Cherwell Local Plan 1996 and
the NPPF.

6.5 Inlight of the above, we respectfully request on behalf of our client that the Council
approves the proposal.
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