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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. Description of Proposed Development
2.1 Planning permission is sought for the complete conversion/rebuild of the barn to form one habitable dwellinghouse with ancillary garden space. A scheme has previously been approved (within application: 13/00930/F) at the site on 15 October 2013 with the main changes to that extant permission including,
· North elevation
· Repositioning of rooflights, and increasing the number from 4 to 5

· Ground levelling and provide a ‘patio’ raised by approximately 0.3 metres from ground level

· Carport/Garage to be constructed of matching stone material as the barn up to approximately 0.9 metres above ground level. Then, the carport frame is be constructed from oak in a traditional style to a ridge height of approximately 2.9 metres falling to eaves height of approximately 2.5 metres, and remain open on the east facing elevation.

· East elevation

· A revised arrangement of the lean-to component at the eastern façade of the building to be replaced by a larger roof and façade arrangement comprising an oak framed pitched roof in its place with powder coated aluminium narrow profile frame, infilled with full-height glazed panels.

· The plan form of this eastern arrangement has increased from that previously approved with a small increase in the dining area space.
· South elevation
· Repositioning of the 3 roof lights previously approved up from the eave
· Revised design to the window serving the kitchen
· Installation of a sparrow nesting box into the southern gable of the revised eastern arrangement

· Revised design of the flue protruding 0.3 metres from the ridge
· West elevation
· Small increase in the size of the window with single vertical glazing bar

· Lowered height of the wall
· Landscaping
· A landscaping scheme includes the layout of the access drive, parking and manoeuvring areas, enclosure walls, and external lighting features in addition to the location of nesting areas for various ecological species.

· Right of way
· Proposed alterations to the access features to the existing right of way that runs along the access to the site in terms of new tar macadam, and new timber post field gate
2.2 Additionally the applicants seek permission for the construction of an agricultural shed which measures approximately 12.6 metres x 12.6 metres x 4.9 metres x 3.0 metres (width x depth x ridge height falling to eaves height) resulting in an area of approximately 158 square metres. This is a shed to be constructed on a landholding of less than 5 hectares, and to be finished in olive green profiled metal sheeting, with walls to comprise interlocking concrete blocks up to 1 metre height with Yorkshire boarding timber cladding up to eaves height.

2.3 The purpose of this shed as stated within a supporting statement accompanying the application is for business activities related to the keeping and breeding of rare breed livestock sheep. The shed will also provide facilities for looking after horses, for private recreational purposes.
3. Relevant Planning History
	App Ref
	Description
	Status

	

	13/00930/F
	Conversion of barn to dwelling and attached timber garage
	PER

	

	14/00269/DISC
	Clearance of conditions 3, 4, 5, 7, 8 & 20 of 13/00930/F
	SPLIT

	

	14/00285/DISC
	Discharge of Conditions 13, 15 and 19 of 13/00930/F
	PER


4. Publicity

4.1 The application was publicised by way of site notice displayed near to the site. The comments raised by third parties are summarised as follows:
No responses received.
5. Response to Consultation
5.1 Sibford Gower Parish Council – No response received at the time of writing.
5.2 Ecology Officer (28.01.2016) – I have looked over the plans for the revised scheme for this barn and inclusion of a field barn. The amended design will not have any greater impact on ecological features on site than the previous scheme. In general they do not materially alter the appropriateness of the conditions for 13/00930/F therefore adherence to these conditions should continue here. I have addressed the individual conditions from the former application below:
· Condition 13 of the original application has been discharged and badger mitigation on site is now under licence which deals with this aspect and the mitigation statement included in the update badger survey. I don’t think we need any further conditions on badgers therefore as they now need to adhere to the licence conditions.
· Condition 14 – This condition still needs to be adhered to as regards bats. This includes pre-commencement works and inclusion of enhancements as well as restrictions on roof felt type. It would be helpful to have a plan submitted of where the access points are to go and type of felt to be used.
· Condition 15 – This still needs to be adhered to but I think it has already been discharged? Although if works have not yet started some of the factors within this condition still need to be carried out – checks, contractor awareness etc.. The locating of a barn owl nesting provision in the field barn is at least, if not more appropriate than previous plans to site it in the dwelling as long as it is sited not too close to the entrance to the barn to limit disturbance. Siting the box to the West face might increase the likelihood of use. We need a plan of type and location.  
· Condition 16 – still needs adhering to. 
· Condition 17 – reptiles – this hasn’t been discharged as far as I know and still needs adhering to when site clearance commences.
· Condition 18 – still needed – a planting plan with species would cover this.
· Condition 19 – the submitted details on the plans for this scheme would be sufficient for this condition to be discharged if adhered to and retained.
· Condition 20 – lighting scheme – still needed as will ensure barn owls and bats are not obstructed from using features put in.

5.3 Environmental Protection (Anti-Social Behaviour) Officer (25.01.2016) – The site is likely to be contaminated as a result of its former agricultural use, however there would be no objection to the application subject to the following conditions being applied to any consent granted:

· Land Contamination: Desk Study/Site Walk Over
· Land contamination: Intrusive Investigation
· Land Contamination: Remediation Scheme
· Land Contamination: Carry out Remediation
· Land Contamination: not Previously Found

5.4 Landscape Services Officer (02.02.2016) – I note that the barn has permission for conversion. The site is in an AHLV. It is not visible from Colony Road. There are 2 footpaths in the vicinity.

From the barn site there are a number of individual groups of buildings visible along with the village of Sibford Gower. These are mainly to the east of the existing barn as the ground rises behind the barn to the west. The proposed barn is located to the rear of the proposed converted barn and as the supporting statement says it is in a cluster with it and not spread out over open countryside. This is highly desirable. 

Although the barn will be visible from 2 Prow’s it isn’t the only barn in the vicinity. I don’t have an objection as the barn is in a cluster and is largely concealed by the consented barn conversion.

Can you condition the submission of a landscaping scheme to provide some native planting around the agricultural barn.
5.5 Rights of Way Officer (15.01.2016) – There are two public rights of way that will be affected by this development.  Sibford Gower Bridleway 2 (248/2) runs along the track that forms the access to the barn and Sibford Gower Footpath 7 (248/7) joins this track just to the east of the barn.  The footpath is not shown correctly on the Proposed Location and Layout Plan (Drawing no 5569-05b), the ‘used’ route is shown rather than the legal definitive route.  However, the proposals will not directly affect this footpath so I have no objections to the proposals.

While the development takes place the applicants will need to ensure that anyone using the bridleway (and the footpath) can do so safely.  If permission is granted I would therefore suggest that the following conditions are applied; 

· Temporary obstructions. No materials, plant,  temporary structures or excavations of any kind should be deposited / undertaken on or adjacent to the Public Right of Way that may obstruct or dissuade the public from using the public right of way whilst development takes place.

· Route alterations. No changes to the public right of way direction, width, surface, signing or structures shall be made without prior permission approved by the Countryside Access Team or necessary legal process.

· Vehicle access (construction): No construction / demolition vehicle access may be taken along or across a public right of way without prior permission and appropriate safety/mitigation measures approved by the Countryside Access Team. Any damage to the surface of the public right of way caused by such use will be the responsibility of the applicants or their contractors to put right / make good to a standard required by the Countryside Access Team. 
Further comments were received from the Rights of Way Officer on 10 February 2016 noting,

· The plan shows the proposals for the point where the access that leads to the property joins the highway.  This access is shared with Sibford Gower Bridleway 2 which will be affected by the proposals. The plan shows that there will be new fencing and gates to replace the existing arrangement which is currently a field gate next to a bridle gate.  The new gates will need to conform to the British Standard for Gaps, Stiles and Gates (BS5709:2006) on public rights of way to ensure that they are easy for walkers and riders to use.  I would be happy to liaise with the applicants on this matter but would be grateful if this could be noted within the planning approval.
5.6 Highways Officer (26.01.2016) – No objections subject to:
· Prior to the commencement of the development hereby approved, full specification details (including construction, layout, surfacing and drainage) of the 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 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.
· Use as specified (Agricultural Barn) only
5.7 Severn Trent Water – No response received at the time of writing.
6. Relevant National and Local Planning Policy and Guidance

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
ESD15 - The Character of the Built and Historic Environment
ESD13 - Local Landscape Protection and Enhancement
ESD10 - Protection and Enhancement of Biodiversity and the Natural Environment
ESD17 – Green Infrastructure
BSC2 - The Effective and Efficient Use of Land
ESD7 - Sustainable Drainage Systems (SuDS)
PSD1 - Presumption in Favour of Sustainable Development

Cherwell Local Plan 1996 (Saved Policies) 

AG2 - Construction of farm buildings 

H19 - Conversion of buildings in the countryside 

ENV1 - Development likely to cause detrimental levels of pollution
ENV12 - Development on Contaminated Land

C28 - Layout, design and external appearance of new development 

C30 - Design of new residential development

Other Material Planning Considerations

National Planning Policy Framework (The Framework)

Planning Practice Guidance (NPPG)
Countryside and Rights of Way Act (2000)
14/00089/PREAPP – Haynes Barn, Sibford Gower – Changes to approved barn conversion ref 13/00930/F. The changes proposed related to the east side extension to the barn, and were similar to those proposed in the current application. Officers provided written advice on 23 May 2014, and raised no issues or concerns with the proposed changes.
7. Appraisal
The key issues for consideration in this case are:
· Principle of Development

· Design, Conversion and Visual Amenity
· Ecology

· Public Rights of Way
· Highways

· Environmental Protection
· Other Issues

Principle of Development
7.1 Planning permission (application: 13/00930/F) was granted on 15 October 2013 for the conversion of the barn into a dwellinghouse with an attached timber garage, therefore the site benefits from an extant permission. Having visited the site on 14 January 2016, no works appear to have commenced to implement that permission, in addition there are outstanding ‘Prior to commencement’ conditions that require discharging. However the permission remains extant and is capable of being implemented. 
7.2 The policy background has been updated with the introduction of the Cherwell Local Plan 2011-2031 Part 1 on July 2015 setting the overall strategy for delivering development across the District up to 2031. However in policy terms, the principle of development remains acceptable for the conversion of the barn, and the fact the site already benefits from an extant planning permission forms a material consideration in considering this application. Furthermore, saved policy H19 of the Cherwell Local Plan 1996, which the principle of the previous application was assessed against, remains part of the Development Plan.
7.3 As part of this application, the applicants also seek planning permission for the construction of a 158 square metre agricultural shed on a landholding of approximately 3 hectares for the purposes of rearing rare breed sheep as part of a longstanding business activity. At this countryside location within a agricultural landscape, this is compatible with the principle of acceptance within AG2 of the Cherwell Local Plan 1996 (Saved Policies), which is reiterated at paragraph 28 to the Framework, to promote enterprise in rural areas, both through conversion of existing buildings and well-designed new buildings, subject to material considerations.
Design, Conversion and Visual Amenity
7.4 Policy H19 of the Cherwell Local Plan 1996 (Saved Policies) enables the conversion of a rural building to a dwelling house whose form, bulk and design is in keeping with its surroundings subject to (i) conversion without major rebuild, extension or alteration; (ii) the proposal not causing harm to the countryside or setting of the building, and (iii) the proposal not causing harm to the special character and interest of a building of architectural or historic significance. 
7.5 Further, policies ESD15 of the Cherwell Local Plan 2011-2031 Part 1 on July 2015, C28 and C30 of the Cherwell Local Plan 1996 (Saved Policies) also note that development proposals should consider the amenity of both existing and future occupants, including respecting the traditional pattern of routes, spaces, blocks, plots, enclosures and the form, scale and massing of buildings, and reflect or re-interpret local distinctiveness, including elements of construction including materials and colour palette. Further, control will be exercised to ensure that standards of layout, design and external appearance, including the choice of external-finish materials, are sympathetic to the character of the context of that development.

7.6 The proposal has previously been considered acceptable in terms of a conversion without major reconstruction, and it would be unreasonable and unnecessary to require a structural survey as part of this application considering that the permission is still extant, and could therefore be commenced subject to the previous structural survey. The integrity and fabric of the existing barn appears the same as that previously granted permission (application: 13/00930/F), and its re-use/renovation into a dwellinghouse represents a satisfactory use of the building into the long term, provided it maintains the historic and architectural significance of the building, and is a more sustainable form of development than a complete demolition and rebuild.
7.7 Policies relating to design and residential amenity include ESD15 of the Cherwell Local Plan (2011-2031) Part 1, and C28 and C30 of the Cherwell Local Plan 1996 (Saved Policies), and the proposed design has been subject to assessment within a pre-application enquiry (reference: 14/00089/PREAPP) stating the redesign of the lean-to arrangement at the eastern façade is insignificant within the context of the proposal as a whole, and represents an improvement on the previously approved design. In my view, with the exception of the roof lights located on the northern roof elevation, the scheme as a whole is not particularly affected by this change in the design, and the character and appearance of the barn would still retain the attractive historical and architectural qualities that barns of this type typically possess.
7.8 With regard to the rooflights, the increase in number is unfortunate, and does detract from the traditional character and simple appearance of the building. However having regard to the approved scheme, I consider this change is not significantly more harmful. As such, on balance, I consider the proposed rooflights are acceptable in this case.
7.9 As regards the agricultural shed building to the west of the proposed barn dwelling, the proposal is of a typical countryside and utilitarian appearance resembling farm buildings located within the farmstead to the north, at ‘Rye Hill Farm’, and to the south at ‘New Barn Farm’. It would also be sited in close relationship to the converted barn, so appearing as part of this group of buildings, minimising the visual intrusion into the countryside. In support of the proposal for an agricultural shed at the site, the applicants have submitted documentation to justify the need for the purposes of facilitating their business activities related to the keeping and breeding of rare breed livestock sheep inducing land husbandry in accordance with the Governments Higher Level Stewardship Scheme, in addition to providing facilities for looking after horses.

7.10 For these reasons, subject to conditions in respect of materials and landscaping (to ensure the satisfactory appearance of the development), the proposal is consistent with policies PSD1, BSC2, and ESD15 of the Cherwell Local Plan (2011-2031) Part 1, AG2, H19, ENV1, C28 and C30 of the Cherwell Local Plan 1996 (Saved Policies), and paragraphs 14, 17, 28, and 56 of the Framework.
Ecology
7.11 Policy ESD10 of the Cherwell Local Plan (2011-2031) Part 1 seeks the protection and wherever possible, the enhancement of biodiversity and the natural environment, with ESD15 noting that landscape schemes should also be an integral part of the development proposals to support improvements to biodiversity.

7.12 The barn is a well-known habitat for all manner of protected species. A number of conditions were attached to the previously approved scheme (application: 13/00930/F), and at the time of writing, not all of those conditions have been discharged. Following consultation with the Ecology Officer, the conditions previously attached are still relevant to this application and require continued adherence. The ecological benefits of the development were recognised within the previously approved scheme, and the Ecology Officer noted the changes in the design and additions in terms of landscaping and the livestock shed, responding that the proposal would not have any greater impact than the previously approved scheme.

7.13 Should this application be approved, it is recommended that the conditions attached to the previous permission are also attached to this approval to ensure a continued satisfactory standard of development in terms of ecology. Additionally, where conditions have been satisfactorily discharged by the Local Planning Authority, development under this permission should be carried out in accordance with the schemes previously approved. Again, this is to ensure the continued satisfactory standard of the development in terms of ecology and protected species.

7.14 Therefore subject to the attachment of appropriately worded conditions, the proposal is in accordance with provisions contained within policies’ PSD1, ESD10, ESD15 of the Cherwell Local Plan (2011-2031) Part 1, AG2, H19, and ENV1 of the Cherwell Local Plan 1996 (Saved Policies), and paragraphs 14, 17, 109, and 118 of the Framework.
Public Rights of Way
7.15 Provisions within policy ESD17 of the Cherwell Local Plan (2011-2031) Part 1 support the maintenance and enhancement of green infrastructure to improve sustainable connectivity, and encourage the take up of opportunities such as walking and cycling as well as other activities orientated toward improving personal health and well-being.

7.16 As noted above, public rights of way (hereafter, ‘PRoW’) adjoin the site namely a bridleway (348/2/20) from Colony Road continuing past the site along its southern elevation into the Cotswolds Area of Outstanding Natural Beauty, and a footpath (348/7/10) adjoins the site oriented in a north-west direction toward Sibford Gower. The previous proposal did not involve works affecting the public rights of way, however this proposal proposes the surfacing in tar macadam, installation of post-and-rail fencing, and a pair of timber gates set back approximately 11 metres from the access road on 348/2/20.

7.17 The bridleway is currently laid in course gravel from Colony Road to the barn, with the footpath accessed via traversing a field the applicants intend to utilise for the purposes of their livestock enterprise. The Rights of Way Officer was consulted on the proposal and recommended a number of conditions for the purposes of continued safe enjoyment of the PRoW during the construction and use phases of development. Additionally the officer advised the attachment of a condition to ensure the new gates conform to the British Standard for Gaps, Stiles and Gates (BS5709:2006) on public rights of way to ensure easy access.
7.18 The proposal represents an improvement on the existing arrangement and forms part of the field boundary enclosure, and I am satisfied it would not cause harm to or prejudice the use and enjoyment of the rights of way. The rights of way are protected under the highways legislation and so it would not be reasonable or necessary to duplicate the requirements of that legislation by attaching conditions to the planning permission. However, planning notes can be used to draw attention to the need to ensure the works are carried out are to standard, and ensure the continued safe enjoyment of the PRoW during the construction and use phases of development. Therefore the proposal is in accordance with provisions contained within policy ESD17 of the Cherwell Local Plan (2011-2031) Part 1, and paragraphs’ 14, 17, 69, and 75 of the Framework.

Highways
7.19 Access to the site is from Colony Road via a single lane gravel track doubling as a designated PRoW (348/2/20). The Highways Authority were consulted on the application and responded with no objections subject to the condition that the shed remains in use as an Agricultural Barn. I share the view of the Highways Officer and therefore recommend a condition that the shed remains in Agriculture. 

Environmental Protection
7.20 Given the previous use of the land was agricultural in addition to considering that this previous proposal did not include a shed as part of the development proposals, the Environmental Protection Officer was consulted on the application. The Officer raised no objections to the proposal subject to the attachment of appropriately worded conditions for the identification, investigation, and remediation of the site. 
7.21 In my view, the attachment of planning conditions is necessary and reasonable given the proposal introduces the shed structure as part of the development proposals and taking account of the safety of occupants of the site in accordance with policy ENV12 of the Cherwell Local Plan 1996 (Saved Policies). However I consider a single condition, safeguarding against the potential for unexpected contamination to be found during construction, is more proportionate and reasonable, relative to the additional risk introduced by the construction of the proposed barn.
Other Issues
7.22 As regards to water supply and foul water, the site is located within the area operated and managed by Severn Trent Water. Severn Trent had not responded to the previous application (reference: 13/00930/F), and despite no response being received to this application, the applicants are nevertheless encouraged to contact Severn Trent to seek further advice and guidance regarding connections for water and foul flows. In this regard, a planning note is recommended.

Engagement
7.23 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.
8. Conclusion
8.1 The principle of converting the existing barn to a dwelling has been established by the previous permission, and the erection of a new agricultural building is considered acceptable and justified in this countryside location, to serve the applicant’s business. Overall, the conversion is sympathetic to the character and appearance of the barn and its setting whilst also providing the opportunity for ecological enhancements at the site. The proposal had raised matters in terms of public rights of way, ecology, highways, environmental protection which, in my view, can be dealt with via suitably worded planning conditions and planning notes. 
8.2 Therefore, the proposal is considered in accordance with provisions contained within Policies ESD17, ESD15, ESD13, ESD10, ESD7, BSC2, and PSD1 of the Cherwell Local Plan 2011-2031 Part 1, and AG2, H19, ENV1, ENV12, C28 and C30 of the Cherwell Local Plan 1996 (Saved Policies), and paragraphs’ 14, 17, 28, 56, 69, 75, 109, 118 of the Framework.
9. Recommendation – APPROVAL, 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 condition, the development shall be carried out strictly in accordance with the following plans and documents: Application forms, Design Statement, Planning Statement, Supporting statement for erection of new agricultural barn, and drawings numbered: 5569-06b (Proposed Elevations), 5944-10 (Planning - Additional detail), 5944-09 (Proposed Field Barn), 5569-04b (Proposed Plans).
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.

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.

Reason - To ensure that the development does not cause harm to any protected species or their habitats in accordance with Policy ESD10 of the Cherwell Local Plan 2011-2031 and Government guidance contained within the National Planning Policy Framework.
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.

Reason - To ensure that the development does not cause harm to any protected species or their habitats in accordance with Policy ESD10 of the Cherwell Local Plan 2011-2031 and Government guidance contained within the National Planning Policy Framework.
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.

Reason - To ensure that the development does not cause harm to any protected species or their habitats in accordance with Policy ESD10 of the Cherwell Local Plan 2011-2031 and Government guidance contained within the National Planning Policy Framework.

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.

Reason - To ensure that the development does not cause harm to any protected species or their habitats in accordance with Policy ESD10 of the Cherwell Local Plan 2011-2031 and Government guidance contained within the National Planning Policy Framework.

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.

Reason - To ensure that the development does not cause harm to any protected species or their habitats in accordance with Policy ESD10 of the Cherwell Local Plan 2011-2031 and Government guidance contained within the National Planning Policy Framework.

8. If, during development, contamination not previously identified is found to be present at the site, no further development shall be carried out until full details of a remediation strategy detailing how the unsuspected contamination shall be dealt with has been submitted to and approved in writing by the Local Planning Authority. Thereafter the remediation strategy shall be carried out in accordance with the approved details.

Reason - To ensure that risks from land contamination to the future users of the land and neighbouring land are minimised, together with those to controlled waters, property and ecological systems, and to ensure that the development can be carried out safely without unacceptable risks to workers, neighbours and other offsite receptors in accordance with Policy ENV12 of the adopted Cherwell Local Plan and Government guidance contained within the National Planning Policy Framework.
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.

Reason - To ensure that the development does not cause harm to any protected species or their habitats in accordance with Policy ESD10 of the Cherwell Local Plan 2011-2031 and Government guidance contained within the National Planning Policy Framework.
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.

Reason - In the interests of highway safety and to comply with Government guidance contained within the National Planning Policy Framework.

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.

Reason - In the interests of the visual amenities of the area, to ensure the creation of a pleasant environment for the development, and in the interests of biodiversity, to comply with Policies ESD10 and ESD13 of the adopted Cherwell Local Plan 2011-2031 and Government guidance contained within the National Planning Policy Framework.
12. All planting, seeding or turfing comprised in the approved details of landscaping shall be carried out in accordance with BS 4428:1989 Code of Practice for general landscape operations (excluding hard surfaces), or the most up to date and current British Standard, in the first planting and seeding seasons following the occupation of the building(s) or on the completion of the development, whichever is the sooner. Any trees, herbaceous planting and shrubs which, within a period of five years from the completion of the development die, are removed or become seriously damaged or diseased shall be replaced in the current/next planting season with others of similar size and species.
Reason - In the interests of the visual amenities of the area, to ensure the creation of a pleasant environment for the development, and in the interests of biodiversity, to comply with Policies ESD10 and ESD13 of the adopted Cherwell Local Plan 2011-2031 and Government guidance contained within the National Planning Policy Framework.
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. 

Reason - To ensure the satisfactory appearance of the completed development and to comply with Policy C28 of the Cherwell Local Plan and Government guidance contained within the National Planning Policy Framework.

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.
Reason - To ensure that the completed development is in keeping with and conserves the special character of the existing building and to comply with Policy H19 of the adopted Cherwell Local Plan.

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.
Reason - To ensure that the development does not cause harm to any protected species or their habitats in accordance with Policy ESD10 of the Cherwell Local Plan 2011-2031 and Government guidance contained within the National Planning Policy Framework.

16. The development hereby approved shall be carried out in accordance with the samples of slate to be used in the construction of the roof as viewed on site on 3rd November 2014 (reference: 14/00269/DISC) unless an alternative slate sample for the roof is first submitted to and approved in writing by the Local Planning Authority.
Reason - To ensure the satisfactory appearance of the completed development and to comply with and Policy C28 of the adopted Cherwell Local Plan and Government guidance contained within the National Planning Policy Framework

17. The external walls of the garage, extension and boundary walls hereby approved shall be laid, dressed, coursed and pointed in strict accordance with the natural ironstone sample panel (minimum 1m2 in size) viewed on site on 3rd November 2014 (reference: 14/00269/DISC).

Reason - To ensure the satisfactory appearance of the completed development and to comply with Policy C28 of the adopted Cherwell Local Plan and Government guidance on achieving good design contained within the National Planning Policy Framework.

18. Notwithstanding the provisions of Classes A to E (inc.) of Part 1, of the Town and Country Planning (General Permitted Development) (England) Order 2015 and its subsequent amendments, the approved dwelling shall not be extended or altered, nor shall any structures be erected within the curtilage of the said dwelling, without the prior express planning consent of the Local Planning Authority.
Reason - In order to safeguard the character and appearance of the existing building and the countryside, to comply with Policies ESD13 and ESD15 of the adopted Cherwell Local Plan and Government guidance on conserving and enhancing the historic environment contained within the National Planning Policy Framework.
19. The agricultural field barn hereby permitted shall be used only for the purpose of agriculture, as defined in Section 336 (l) of the Town and Country Planning Act, 1990 (as amended), and for no other purpose whatsoever.
Reason – To ensure that the development is used for agricultural purposes only, in keeping with its isolated rural location, in accordance 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 agent in a positive and proactive way as set out in the application report.
PLANNING NOTES
1. Where an offence under Regulation 41 of the Habitat and Species Regulations 2010 is likely to occur in respect of this permission hereby granted, no works of site clearance, demolition or construction shall take place which are likely to impact on bats until a licence to affect such species has been granted in accordance with the aforementioned Regulations.
2. No changes to the public right of way direction, width, surface, signing or structures shall be made without prior permission approved by the Countryside Access Team or necessary legal process.
No construction / demolition vehicle access may be taken along or across a public right of way without prior permission and appropriate safety/mitigation measures approved by the Countryside Access Team. Any damage to the surface of the public right of way caused by such use will be the responsibility of the applicants or their contractors to put right / make good to a standard required by the Countryside Access Team.
No vehicle access may be taken along or across a public right of way to residential or commercial sites without prior permission and appropriate safety and surfacing measures approved by the Countryside Access Team. Any damage to the surface of the public right of way caused by such use will be the responsibility of the applicants, their contractors, or the occupier to put right / make good to a standard required by the Countryside Access Team.
Should you require further advice and/or guidance, the Countryside Access Team can be contacted via:
Countryside Access
Oxfordshire County Council
Signal Court
Old Station Way
Eynsham

Oxford OX29 4TL
Tel: 01865 792422
3. Condition 8 attached to this planning permission has followed from advice provided by the Environmental Protection Officer. Should you require further advice and/or guidance, or for further information please contact the Council’s Environmental Protection Officer.

Environmental Protection

Bodicote House

Bodicote

Banbury

Oxfordshire

OX15 4AA

Telephone: 01295 227001

4. As regards to connections in terms of water supply and foul water, the applicant is advised to contact Severn Trent Developer Services to discuss the options available at this site. Their contact details are below

Severn Trent Water

Customer Relations

PO Box 5310

Coventry

CV3 9FJ

Telephone: 0800 707 6600

Case Officer: Paul Watson
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