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1. APPLICATION SITE AND LOCALITY 

1.1. 3 Hook Norton Road is a semi-detached dwelling situated south-west of the village of Sibford Ferris.  The building is not listed, no listed buildings are in close proximity and the site is not in a conservation area.  The land is likely to contain naturally elevated levels of Arsenic, and protected and notable species the Swift and House Martin have been identified in the area. 
2. DESCRIPTION OF PROPOSED DEVELOPMENT

2.1. The proposed development would involve the conversion of the garage to a play room, study, boiler room and WC. The ground floor layout would be reconfigured as part of the works.  The existing garage doors would be replaced with a window and infill brickwork to match that existing.  A gravelled area for the parking of three vehicles would be provided to the front of the dwelling. 
3. RELEVANT PLANNING HISTORY

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

	

	08/02159/F
	Two storey side extension with integral garage, single storey rear extension and provision of driveway and vehicular access (as amended by design and access statement received 07/11/08)
	Application Permitted

	


3.2. Condition 4 of the above consent removed the permitted development rights for the conversion of the garage. 
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 16.04.2019, although comments received after this date and before finalising this report have also been taken into account. One comment was received raising no objection to the application. 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 AND NEIGHBOURHOOD FORUMS

6.2. Sibford Ferris Parish Council – neither objecting or supporting. 
STATUTORY CONSULTEES

6.3. None. 
NON-STATUTORY CONSULTEES

6.4. OCC Highway Authority – no objection. 
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

· C30 – Design Control 
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:

· Design, and impact on the character of the area

· Residential amenity

· Highway safety 
Design, and impact on the character of the area 

8.2. Government guidance contained within the NPPF requires development to function well and add to the overall quality of the area, not just for the short term but over the lifetime of the development.  Development should be visually attractive, sympathetic to local character and history, and establish or maintain a strong sense of place.  Permission should be refused for development of poor design that fails to take opportunities available for improving the character and quality of an area and the way it functions.  

8.3. Policy ESD 15 of The Cherwell Local Plan 2011-2031 Part 1 requires development 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.  Saved Policies C28 and C30 of the Cherwell Local Plan 1996 seek a standard of layout, design and external appearance, including the choice of external finish materials, that are sympathetic to the character of the context of the development.  

8.4. The proposed alterations to the frontage would be visible from the public domain, although they are so minor that I do not consider that any harm would result for the visual amenities of the area, in accordance with the above Policies. 
Residential amenity 

8.5. Government guidance contained within the NPPF requires development to create places that are safe, inclusive and accessible, promoting health and well-being, and with a high standard of amenity for existing and future users.  Policy ESD 15 of the Cherwell Local Plan 2011-2031 requires all development to consider the amenity of both existing and future development.  Saved Policy C30 of the Cherwell Local Plan 1996 seeks standards of amenity and privacy acceptable to the Local Planning Authority. 

8.6. The proposed opening would be at ground floor level facing towards the same direction as existing openings, and I therefore do not consider that a significant loss of privacy would occur.  The footprint would not increase, and so there would be no impact in terms of amenity, in accordance with the above Policies. 
Highway safety 

8.7. Government guidance contained within the NPPF seeks to achieve safe and suitable access to sites for all users, and requires development to be prevented or refused on highways grounds if there would be an unacceptable impact on highway safety, or the residual cumulative impacts on the road network would be severe.  

8.8. An off-street parking area to the front of the dwelling would be provided, surfaced with gravel, enabling three vehicles to park.  I consider this to be sufficient and agree with the assessment of the Highway Authority that harm would not be caused to highway safety as a result of the development, in accordance with the above guidance. 
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. The proposed development would not result in harm to the visual amenities of the area, residential amenity or privacy, or highway safety, in accordance with relevant local and national planning Policies. 
	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 forms and the following plans and documents:  Design Statement, Drawing Numbers: 1024-TB-XX-XX-DR-A-1001, 1024-TB-XX-XX-DR-A-1101, 1024-ST-XX-GF-DR-A-2201, 1024-TB-XX-02-DR-A-2203, 1024-TB-XX-XX-DR-A-3201, 1024-TB-XX-XX-DR-A-4201, 1024-TB-XX-XX-DR-A-9001, 1024-TB-XX-XX-DR-A-9002, 1024-TB-XX-XX-DR-A-9003, 1024-TB-XX-XX-DR-A-9004
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.
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