	Site Address:  
The Stables, College Farm, Main Street, Wendlebury
	15/01698/LB


	Case Officer: Olivia Colson
	                                      Recommendation: Approval


	Applicant: Mr and Mrs James Lewis 


	Application Description: Single storey rear extension to rear 


	1.
	Site Description, Proposed Development and History

	1.1

	The Stables is a Grade II Listed Building situated to rear of College Farmhouse, itself a Grade II Listed Building fronting Main Street. The property was originally part of the farmhouse. 
The Stables is a converted detached property in residential use with vehicular access from Main Street. It is constructed of limestone rubble and stonesfield-slate roof. 
The current building has been significantly altered since the original listing, under planning permissions 384/81, 186/86, LB927/88, 10/01124/F & 10/01125/LB, 11/00184/F & 11/00185/LB and 11/00431/LB.

	
	

	2.
	Application Publicity 

	2.1
	The application has been advertised by way of neighbour letters and site notice. The overall expiry was the 5th of November 2015. 



	3.
	Consultations

	3.1
3.2
	Wendlebury Parish Council: No objections

Conservation officer: 

This diminutive and previously delightful C18 stable building - which incidentally is listed in its own right - has been the subject of a number of completely unsympathetic schemes which has increased the footprint of this building by over 400%. This completely flies in the face of both national policies (NPPF #131 & 133) and local policies (Local Plans ESD15 and C18).

The proposed addition is not required to render the property more inhabitable nor does it add to or enhance the significance of the listed building; conversely, neither does it detract from the significance of the stable building since it is a modification within the C20 addition.

I do however object most strongly to the unauthorised gates and stone walls that have been erected within the historic farmyard and destroy the relationship between farm buildings.



	4.
	Relevant National and Local Policy and Guidance

	
	Development Plan Policies
Development Plan Policies

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

Policy ESD15 - The Character of the built and historic environment

Cherwell Local Plan 1996 (Saved Policies)

Policy C18 – Development proposals affecting a listed building
Other Material Planning Considerations

National Planning Policy Framework (NPPF)

Planning Practice Guidance (PPG)


	
	

	5.
	Appraisal

	5.1
5.2

5.3

5.4

5.5

5.6
	The key issue for consideration in this application is the proposal’s impact on the fabric and setting on the Listed Building
Paragraph 132, Chapter 12 of The National Planning Policy Framework; Conserving and enhancing the historic environment, states;

“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”.

Policy C18 of the Cherwell Local Plan (1996) states that in determining an application for listed building consent the Council will have special regard to the desirability of preserving the building or its setting or any features of special architectural or historic interest. The Council will normally only approve internal and external alterations or extensions to a listed building which are minor and sympathetic to the architectural and historic character of the building.
As quoted by the Conservation Officer, the Listed Building has been allowed to be heavily extended, at the detriment to the character and significance of the Listed Building. The Listed Building onsite is almost 400% larger than the original footprint of the barn. I would agree with the Conservation Officer that the dwelling has been overly extended and those extensions have been so large an unsympathetic that the former use as a barn has been lost, apart from the retained traditional external steps. 
The external appearance of the proposed extension to the dwelling is considered to be minor; however, the flat roof is not considered to be a design of merit. The proposed extension is not visible from the overall street scene or from other properties.

It is my opinion that the proposal for a single storey infill extension would not cause further harm or lost to the character of the Listed Building. The works considered are of functional design conserving and enhancing the use of the listed building as a whole.
Furthermore. I do not consider that the impact on visual amenity would be a sufficient reason for refusal for this application and as such, the proposal complies with policy C18 of The Adopted Cherwell Local Plan and policy ESD 15 of the Submitted Cherwell Local Plan.



	5.6

	Conclusion
The proposal is considered to be acceptable in the light of the development plan and all relevant material considerations; the proposal is of a scale, type, design and use which is acceptable given the character of the context of the development. 


	5.7
	Engagement
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 efficient and timely determination of the application.  


	6.
	Recommendation

1       Time Limit
The works to which this consent relates shall be begun not later than the expiration of three years beginning with the date of this consent.
Reason - To comply with the provisions of Section 18 of the Planning (Listed Buildings and Conservation Areas) Act 1990, as amended by Section 51 of the Planning and Compulsory Purchase Act 2004.
2       Plans Condition

Except where otherwise stipulated by condition, the application shall be carried out strictly in accordance with the following plans titled: Project 812, Drawings 01, 02 and 03.
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.
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


  
       to delegate         

Signed SPO/TL                  Date: 27.11.15         decision:   Yes
