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	Discharge of Conditions 3 (Badger Survey and Method Statement), 4 (Barn Owl Strategy), 5 (Method Statement for protection of Reptiles), 6 (Enhancements for nesting birds), 7 (Breeding birds), 9 (Strategy for Bats), 10 (Highways), 11 (Landscaping scheme) and 13 (materials and finishes schedule for agricultural field barn), 14 (Doors, windows and roof light details), and 15 (external lighting and luminance) of Application 15/02280/F
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	Delegated



1. Application Site and Locality 
1.1. Located to the south-west of the Category A (Service Village) settlement of Sibford Gower, the barn known as ‘Haynes Barn’ is accessed via Colony Road approximately 1 kilometre from the settlement. A gravel/stone laid track forms the 500 metre access route from Colony Road which is also a bridleway (348/2/20) to the site itself. A drainage ditch runs parallel to the access track/bridleway. Another public right of way (348/7/10) adjoins the site oriented in a north-west direction toward Sibford Gower with the site located approximately 250 metres from the Cotswolds Area of Outstanding Natural Beauty.

1.2. The closest residential neighbours to the proposal include properties currently known as ‘Muddle Barn Farm’, ‘New Barn Farm’, and ‘Cotswold House’, located approximately 150 metres south. To the north, ‘Rye Hill Farm’ sits approximately 360 metres from the site.
1.3. Currently, the barn is in a dilapidated condition with walls built from Cotswold Stone except the west elevation which is constructed from red brick. To the eastern elevation, the lean-to component of the structure is near completely ruined with some of the lower parts of the original wall remaining.

2. Details of Consent

2.1. Planning permission was granted on 11 March 2016 (reference: 15/02280/F) for the ‘Change of use of barn to dwelling (revised scheme to 13/00930/F) and erection of agricultural barn’ and was subject to a total of nineteen planning conditions. This discharge of condition application relates to conditions 3 (Badger Survey and Method Statement), 4 (Barn Owl Strategy), 5 (Method Statement for protection of Reptiles), 6 (Enhancements for nesting birds), 7 (Breeding birds), 9 (Strategy for Bats), 11 (Landscaping scheme) and 13 (materials and finishes schedule for agricultural field barn) which read,
2.2. Condition 3 – The development hereby approved shall be carried out in accordance with the approved details contained within the 'Haynes Barn Badger Survey Report and Method Statement prepared by Turnstone Ecology and dated September 2014' on 16 December 2014 (reference: 14/00285/DISC), unless a revised scheme is first submitted to and approved in writing by the Local Planning Authority.
2.3. Condition 4 – The development hereby approved shall be carried out in accordance with the details approved within the Barn Owl Strategy and details of nesting box set out in the submitted letter prepared by Turnstone Ecology and dated 18th August 2014' (reference: 14/00285/DISC), unless a revised scheme is first submitted to and approved in writing by the Local Planning Authority.

2.4. Condition 5 – The development hereby approved, including any demolition and any works of site clearance, shall be carried out and retained strictly in accordance with the method statement for the protection of reptiles set out in section E.2.10 of the of the Protected Species Report prepared by Ridgeway Ecology, dated 17th April 2013, unless a revised scheme is first submitted to and approved in writing by the Local Planning Authority.

2.5. Condition 6 – The development hereby approved, including any demolition, and any works of site clearance, shall be carried out and retained in accordance with the enhancements for nesting birds as set out in the submitted letter prepared by Turnstone Ecology and dated 18th August 2014 (reference: 14/00285/DISC), unless a revised scheme is first submitted to and approved in writing by the Local Planning Authority.

2.6. Condition 7 – No removal of hedgerows, trees or shrubs nor works to, or demolition of buildings or structures that may be used by breeding birds, shall take place between the 1st March and 31st August inclusive, unless the Local Planning Authority has confirmed in writing that such works can proceed, based on the submission of a recent survey (no older than one month) that has been undertaken by a competent ecologist to assess the nesting bird activity on site, together with details of measures to protect the nesting bird interest on the site.

2.7. Condition 9 – Prior to the commencement of the development hereby approved, including any demolition and any works of site clearance, a mitigation strategy for bats, which shall include timing of works, and the location, materials, design and timing of any alternative roosts to be provided, shall be submitted to and approved in writing by the Local Planning Authority. Thereafter, the mitigation works shall be carried out in accordance with the approved details.

2.8. Condition 10 – Prior to the commencement of the development hereby approved, full specification details (including construction, layout, surfacing and drainage) of the access, parking and manoeuvring areas shall be submitted to and approved in writing by the Local Planning Authority. Thereafter, and prior to the first occupation of the development, the access, parking and manoeuvring areas shall be provided on the site in accordance with the approved details and shall be retained unobstructed except for the parking and manoeuvring of vehicles at all times thereafter.
2.9. Condition 11 – Prior to the commencement of the development hereby approved, a landscaping scheme shall be submitted to and approved in writing by the Local Planning Authority. The scheme for landscaping the site shall include:-


(a) 
details of the proposed tree and shrub planting including their species, number, sizes and positions, together with grass seeded/turfed areas,

(b) 
details of the existing trees and hedgerows to be retained as well as those to be felled, including existing and proposed soil levels at the base of each tree/hedgerow and the minimum distance between the base of the tree and the nearest edge of any excavation,

(c)
details of the hard surface areas, including pavements, pedestrian areas, reduced-dig areas, crossing points and steps.


Thereafter the development shall be carried out in accordance with the approved landscaping scheme.
2.10. Condition 13 – Prior to the commencement of the development hereby approved, and notwithstanding the submitted details, a revised schedule of the materials and finishes for the external walls and roof(s) of the agricultural field barn shall be submitted to and approved in writing by the Local Planning Authority. Thereafter the development shall be carried out in accordance with the approved materials.
2.11. Condition 14 – Prior to the commencement of development full design details of the doors, windows, and rooflights hereby approved, including details of their surrounds, shall be submitted to and approved in writing by the Local Planning Authority. Thereafter, the development shall be carried out in accordance with the approved details.

2.12. Condition 15 – Prior to the commencement of the development hereby approved, full details of the external lighting, including the level of luminance and the hours and method of operation, shall be submitted to and approved in writing by the Local planning Authority. Thereafter, the lighting shall be carried out and retained in accordance with the approved details.

3. Publicity

3.1 This application was not publicised
4. Consultee responses

4.1. Sibford Gower Parish Council (13.07.2016) – No objection

4.2. Landscape Services (20.06.2016) – No objection. Further details were sought from the applicant in relation to the details of species. A supplementary plan ‘N6611-03’ was received in addition to the following written confirmation of the details (dated: 21 June 2016) from the applicant stated as follows,

TREES – There will be a minimum of 23 trees planted; they will be feathered whips 1500-1800 high, comprising:

· 9 oak             39.13%

· 7 beech         30.43%

· 7 field maple  30.43%

They will be positioned as follows (working in a clockwise direction around the plan starting from the south):

· Screening agricultural barn from bridle path: 1 oak, 1 beech, 1 field maple 

· Triangular area at B (north west boundary): 1 oak, 1 beech, 1 field maple

· Individual trees on northern boundary : 2 oaks, 2 beech, 2 field maple (on plan marked as O [oak], Be [beech], FM [field maple]

· Individual trees on north/south stock proof fence separating field into 2: 2 oaks (O)

· Double triangle in middle of northern boundary: 2 oaks, 2 beech, 2 field maple

· Triangular area at Y (north east boundary): 1 oak, 1 beech, 1 field maple

HEDGING – All hedging will be of native species.  In the past, 1.5 miles away on our previous property which was under Higher Level Stewardship and in the Cotswold Area of Outstanding Natural Beauty, we successfully planted 600 plants per 150 metres in 2 alternating rows 18cm apart with 18cm between each plant in each row following the guidance of the Royal Horticultural Society (RHS).  We used a native species mix comprising 50% hawthorn (quickthorn), 15% field maple, 10% hazel, 10% dog rose, 4% dogwood, 4% buckthorn alder, 4% roses briar, 3% blackthorn and we propose to plant the same mixture in the same ratio and quantity.

4.3. The Landscape Officer responded with the following (dated: 23 June 2016)
Thank you for your email and further detail. It is acceptable but I just want to put on record that the hedging both fills the gaps in the hedge to the N of the track and extends from point B-Y-Z.
4.4. Ecology Officer (04.08.2016) – No objection, providing the following information

The information for the ecological conditions outlined is all there and I have no issues with any of it.  There is no further information that we are waiting for and I am happy for conditions 3, 4, 5, 6, 7 and 9 to be discharged.

4.5. Full consultee responses can be found on the Councils website.
5. Planning Considerations
Conditions 3 (Badger Survey and Method Statement), 4 (Barn Owl Strategy), 5 (Method Statement for protection of Reptiles), 6 (Enhancements for nesting birds), 7 (Breeding birds), and 9 (Strategy for Bats).
5.1 The details entitled ‘Build-in Woodstone Bat Box’ have been submitted in support of Condition 9.  Noting the response of the Council’s ecology officer, these details are considered acceptable.  under this application and their locations. No further information is required above what has been provided, and it is therefore recommended that these conditions are discharged.

5.2 Further relevant information has not been received regarding Condition 7 and shall continue to be complied with for the duration of the development at the site. Therefore this condition is removed from this application as it is a compliance condition, not one which can be discharged in writing by the Local Planning Authority.  The same is also true of Conditions 3, 4, 5 and 6 and these have also been removed from this application.
Condition 10 (Highways)
5.3 Following consultation with the Highway Authority, the information provided satisfies the requirements of the condition and responded with no objection to the proposals. Information regarding access, parking and manoeuvring areas was submitted within three pages delineating the areas the specification provided within plan drawing number ‘5944-10’ (Planning – additional detail). Type 3 was confirmed as the hard-core sub-base via email correspondence with the applicants. I recommend the condition be discharged.
Condition 11 (Landscaping scheme)
5.4 The Landscape Officer raised initial objections to the proposals. More specific information was invited of the applicant; subsequently a further plan drawing ‘N6611-03’ was received in addition to a written confirmation of the details (dated: 21.06.2016). Following receipt of this information, the Landscape Officer is now content for the condition to be discharged and therefore I recommend condition 11 to 15/02280/F be discharged in accordance with the details provided.
Condition 13 (materials and finishes schedule for agricultural field barn)
5.5 Information has been provided in compliance with the requirements of condition. The roof will be finished in green colour fibre cement sheeting, with the external walls to be finished in tantalised timber and concrete. These finishes ensure the satisfactory appearance of the completed development within the countryside setting. I therefore recommend this condition be discharged in accordance with the details provided.

Condition 14 (Doors, windows and rooflight details)
5.6 Design details of the doors, windows, and rooflights are detailed within plan drawing number: ‘5944-12’ (Ground Floor Plan). I therefore recommend this condition is discharged.
Condition 15 (external lighting and luminance)
5.7 Full details of the external lighting, including the level of luminance and the hours and method of operation, has been provided within plan drawing number ‘5944-10’ (Planning – additional detail) and further specification details provided that the external wall lights are to the Clipper Outdoor Light, and lights to be used in the points within the garden are to be ‘54316 Liminatra LED Exterior spotlight’.
Engagement
5.8 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.

	3.
	Recommendation – APPROVAL of Conditions 3 (Badger Survey and Method Statement), 4 (Barn Owl Strategy), 5 (Method Statement for protection of Reptiles), 6 (Enhancements for nesting birds), 7 (Breeding birds), 9 (Strategy for Bats), 10 (Highways), 11 (Landscaping scheme) and 13 (materials and finishes schedule for agricultural field barn), 14 (Doors, windows and rooflight details), and 15 (external lighting and luminance) - Application 15/02280/F.
Condition 3 – The development shall be carried out strictly in accordance with Haynes Barn Badger Survey Report and Method Statement prepared by Turnstone Ecology and dated September 2014 submitted under reference: 14/00285/DISC
Condition 4 – The development shall be carried out strictly in accordance with Barn Owl and Strategy and details of nesting box set out in the submitted letter prepared by Turnstone Ecology and dated 18th August 2014 submitted under reference: 14/00285/DISC.

Condition 5 – The development shall be carried out strictly in accordance with the method statement for the protection of reptiles set out in section E.2.10 of the of the Protected Species Report prepared by Ridgeway Ecology, dated 17th April 2013 submitted under reference: 15/02280/F.
Condition 6 – The development shall be carried out strictly in accordance with the Enhancements for nesting birds as set out in the submitted letter prepared by Turnstone Ecology and dated 18th August 2014 submitted under reference: 14/00285/DISC, and supplemented by plan drawing ‘5569-05b’ submitted under this application.
Condition 7 – In the absence of a revised nesting bird survey, condition 7 to reference: 15/02280/F requires continued compliance.

Condition 9 – The development shall be carried out strictly in accordance with the method statement set out in Section D, page 11 of the Phase 1 and 2 Bat Survey prepared by Ridgeway Ecology, dated 24th July 2013 submitted under reference: 13/00930/F, and information submitted ‘Build-in Woodstone Bat Box’ under this application.
Condition 10 – The development shall be carried out strictly in accordance with plan drawings ‘5944-10:3 pages 1, 2 & 3’, and ‘5944-10’ (Planning – additional detail), and the Type 3 confirmed as the hard-core sub-base via email correspondence dated 11.08.2016.
Condition 11 – The landscaping scheme for the development approved under 15/02280/F shall be carried out strictly in accordance with both plan drawing numbers ‘N6611-03’ (dated: 21 June 2016), and details contained within a written email from the applicants dated: 21.06.2016.
Condition 13 – The development shall be carried out strictly in accordance with the schedule of the materials and finishes for the agricultural field barn contained within the schedule entitled ‘condition 13’.
Condition 14 – The doors, windows, and rooflights shall be carried out in accordance with details contained in plan drawing number: ‘5944-12’ (Ground Floor Plan).

Condition 15 – The external lighting, including the level of luminance and the hours and method of operation shall be carried out and retained in accordance with plan drawing number ‘5944-10’ (Planning – additional detail), and the ‘Clipper Outdoor Light’ and ‘54316 Liminatra LED Exterior spotlight’ product specifications dated 09.08.2016.



Case Officer: Paul Watson




DATED: 15 August 2016
