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1 APPLICATION SITE AND LOCALITY 
1.1 The application site is located adjacent to Cotefield Farm, to the south of Bodicote.  The site consists of a large detached building that was a former country house, set within a large area of garden with existing car parking. The building is constructed of stone with a slate roof and is an attractive building. At the time of the site visit renovation works and the implementation of a previous consent for the conversion of the ground floor into residential flats appeared to be well under way. 
1.2 In terms of site constraints, the property is not a listed building and is not within a conservation area. The site is within an area of archaeological interest, a minerals consultation zone and an area where the geology is known to contain naturally occurring elevated levels of Arsenic, Nickel and Chromium, as seen across many parts of the district. There are no other notable site constraints relevant to planning and this application. 
2 DESCRIPTION OF PROPOSED DEVELOPMENT
2.1 The application seeks permission for the conversion of 2 No. first floor apartments into 5 residential units (4 no. 1 bedroom units and 1 no. 2 bedroom unit) and the creation of 6 No. additional parking spaces. No external alterations are proposed to the existing building as part of this application.
3 RELEVANT PLANNING HISTORY
3.1 96/00562/F - Conversion of former hostel into 6 No. self-contained flats. Permitted 01.07.1996.
13/01466/F - Conversion of 2 ground floor apartments into 6. Includes the renovation of existing ancillary buildings. Permitted 07.02.2014.
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.
5.2 No comments have been raised by third parties.
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

6.2 BODICOTE PARISH COUNCIL: No objections. Makes the following observation: ‘The Trees around the property are to be given adequate protection’.
STATUTORY CONSULTEES

6.3 OCC HIGHWAYS AUTHORITY: No objections.
6.4 OCC MINERALS AND WASTE: No objections.
NON-STATUTORY CONSULTEES
6.5 CDC BUILDING CONTROL: Raises a number of issues relating to the proposed layout and design and the ability to gain building regulations approval based the scheme as submitted.
6.6 CDC PRIVATE SECTOR HOUSING: No comments received.
6.7 OCC ARACHAELOGY: No objections. There are no archaeological constraints to this scheme.

7 RELEVANT NATIONAL AND LOCAL 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:
7.3 Cherwell Local Plan 2011 - 2031 Part 1 (CLP 2031)
PSD1: Presumption in Favour of Sustainable Development

Villages 1: Village categorisation
ESD 7: Sustainable Drainage Systems (SuDS)

ESD 15: The Character of the built and historic environment
7.4 Cherwell Local Plan 1996 (Saved Policies) (CLP 1996)
H19: Conversion of buildings in the countryside

C28: Layout, design and external appearance of new development 

C30: Design control  

7.5 Other Material Planning Considerations

National Planning Policy Framework (NPPF)

Planning Practice Guidance (PPG)
Cherwell’s design guidance: Division of Buildings for Residential Use
8 APPRAISAL
8.1 The key issues for consideration in this case are:
· Principle of development

· Design and impact on the character of the area

· Residential amenity

· Highway safety

Principle of development
8.2 In determining the acceptability of the principle of new dwellings regard is paid to Government guidance contained within the NPPF. This explains that the purpose of the planning system is to contribute to the achievement of sustainable development. This is defined as meeting the needs of the present without compromising the ability of future generations to meet their own needs. 

8.3 Paragraph 6 of the NPPF sets out the Government’s view of what sustainable development means in practice for the planning system. It is clear from this that sustainability concerns more than just proximity to facilities, it clearly also relates to ensuring the physical and natural environment is conserved and enhanced as well as contributing to building a strong economy through the provision of new housing of the right type in the right location at the right time.

8.4 Policy PSD1 contained within the CLP 2031 echoes the Framework’s requirements for ‘sustainable development’ and that planning applications that accord with the policies in the Local Plan (or other part of the statutory Development Plan) will be approved without delay unless material considerations indicate otherwise.

8.5 The application site is clearly beyond the built-up limits of Bodicote. Whilst the building has previously been used as residential accommodation, the proposals would result in additional dwelling units being created within the existing building, therefore Policy H19 is considered relevant in assessing the principle of development.  Policy H19 of the CLP 1996 states that: ‘Proposals for the conversion of a rural building, whose form, bulk and general design is in keeping with its surroundings to a dwelling in a location beyond the built-up limits of the settlement will be favourably considered provided:-

(i) The building can be converted without major rebuilding or extension and without inappropriate alteration to its form and character

(ii) The proposal would not cause significant harm to the character of the countryside or the immediate setting of the building;

(iii) The proposal would not harm the special character and interest of a building of architectural or historic significance.
8.6 The site is a former country house and whilst the site is currently vacant, its last known authorised use was considered to be that of residential and in this respect there would be no change of use of the site. The Council has previously granted permission for the conversion of the ground floor (13/01466/F) at a similar scale of development as now proposed at first floor level. 

8.7 No alterations are proposed to the general form or external appearance of the building, to facilitate the proposed conversion and therefore there would be no significant impacts on the character of the existing building or its immediate setting.

8.8 Although Policy H19 is worded in such a way that it seeks to limit the number of new dwellings permitted through rural conversions (i.e. to one dwelling per building being converted), in view of the site’s existing multiple residential use, and its close relationship to the site to the south-west which benefits from planning permission for 95 new houses, the principle of development is considered to be acceptable in general sustainability terms, but having regard to further considerations in terms of visual amenity, residential amenity and highway safety discussed further below.
Design and impact on the character of the area

8.9 The Government attaches great importance to the design of the built environment within the Framework. Good design is a key aspect of sustainable development, is indivisible from good planning, and should contribute positively to making places better for people. 

8.10 Policy ESD15 of the CLP 2031 further reinforces this view, in that new development will be expected to complement and enhance the character of its context through sensitive siting, layout and high quality design. It also states development should contribute positively to an area’s character and identity by creating or reinforcing local distinctiveness and respecting local topography and landscape features.

8.11 Saved Policy C28 of the CLP 1996 states that control will be exercised over all new development to ensure that standards of layout, design and external appearance are sympathetic to the character of the rural or urban context of that development. 

8.12 Views of the site from the public domain would be very limited given the siting of the existing building and the significant natural screening that exists to the boundaries of the site. As noted above there are no alterations proposed to the external appearance of the building. There would be additional parking created within an existing area of hardstanding; however, it is considered that this would be no more intrusive than has previously been assessed and considered acceptable under application 13/01466/F. 

8.13 Given the nature and scale of the proposed development it is considered that the proposals would unlikely result in any significant impacts on the visual amenities of the site or its setting in the wider area and is therefore acceptable in this regard.
Residential amenity
8.14 Policy C30 of the CLP 1996 requires that a development must provide standards of amenity and privacy acceptable to the Local Planning Authority. These provisions are echoed in Policy ESD15 of the CLP 2031 which states that: ‘new development proposals should consider amenity of both existing and future development, including matters of privacy, outlook, natural lighting, ventilation and indoor and outdoor space’. 

8.15 As noted above the changes to the external appearance will be limited, with no new window openings. Given the context of the site, the nature of the proposals and the relationship with neighbouring properties it is considered that there would be no significant impacts on the amenity of neighbouring properties.
8.16 The Council’s design guidance: Division of Buildings for Residential Use sets minimum internal space standards for new flats. Whilst this guidance is not part of the Development Plan, it is a material planning consideration. The proposals are considered to comply with the space standards detailed in this guidance, and it is considered that an acceptable standard of amenity can be achieved in this respect.
Highway safety
8.17 The Highways Authority raises no objections to the proposals stating that: ‘The proposals are unlikely to have any adverse impact upon the highway from a traffic and safety point of view’, and officers see no reason to disagree with this opinion. The site is served by an existing gated access off the Oxford Road and this will not be affected by the proposals. Parking is provided within the site on an existing area of hardstanding and is considered at an appropriate level for the level of accommodation proposed.

8.18 Subject to the parking and manoeuvring being provided and retained as such going forward it is considered that the proposals would not significantly impact on the safety and convenience of other highway users and are therefore considered by officers to be acceptable in terms of highway safety.
Other Matters

8.19 The Parish Council comments that the existing trees on site should be given adequate protection. Whilst the trees within and surrounding the site are an attractive feature within the context they are not protected by any preservation order and are not within a conservation area and therefore could be removed without the need for any such consent. The proposals are for conversion of the upper floors of the building and creation of additional parking, neither of which developments would directly impact on any trees and as such are not considered to be under any immediate threat. It is therefore considered that it would not be necessary or appropriate to apply any conditions in relation to the existing trees.
8.20 The Council’s Building Control Team raises a number of issues in relation to the proposals meeting appropriate building standards particularly in relation to insulation and fire escape; which may require some alterations to the internal layout and potentially the upgrading of windows. The applicant has been made aware of these concerns although has not responded on the points raised.

8.21 Given that these issues relate to matters covered under separate Building Control Regulations, and in officer’s opinion could relatively easily be resolved without any significant material alterations to the scheme as submitted, they do not constitute a reason to refuse the application. Furthermore the applicant can again be reminded of these potential issues through a suitably worded informative attached to any such permission.
9 CONCLUSION
9.1 Given the above assessment, it is considered that the proposals assessed within this application constitute an acceptable form of residential development, re-using the existing building, which is appropriate in this location. The proposals would not significantly impact on neighbour amenity and are acceptable in terms of highway safety. It is considered that the proposals would not detrimentally impact on the visual amenities of the site, sustaining its setting within the immediate area. As such, it is considered to comply with the above mentioned policies and is recommended for approval as set out below.  
	10 RECOMMENDATION
10.1 That permission is granted, subject to the following conditions.
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 and Access Statement and drawings labelled: 014.101-A, 014.102 and 014.202.

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. Prior to the first use/occupation of the development hereby approved, the parking and manoeuvring areas shall be provided in accordance with the plan approved (Drawing No. 014.102) and shall be constructed from porous materials or provision shall be made to direct run-off water from the hard surface to a permeable or porous area or surface within the curtilage of the site. Thereafter, the parking and manoeuvring areas shall be retained in accordance with this condition and shall be unobstructed except for the parking and manoeuvring of vehicles at all times.

Reason - In the interests of highway safety and flood prevention and to comply with Policy ESD7 and ESD15 of the Cherwell Local Plan 2011-2031 and Government guidance contained within the National Planning Policy Framework.

PLANNING NOTES

1. Planning permission only means that in planning terms a proposal is acceptable to the Local Planning Authority. Just because you have obtained planning permission, this does not mean you always have the right to carry out the development.  Planning permission gives no additional rights to carry out the work, where that work is on someone else's land, or the work will affect someone else's rights in respect of the land. For example there may be a leaseholder or tenant, or someone who has a right of way over the land, or another owner. Their rights are still valid and you are therefore advised that you should seek legal advice before carrying out the planning permission where any other person's rights are involved.

2. Your attention is drawn to the need to have regard to the requirements of UK and European legislation relating to the protection of certain wild plants and animals.  Approval under that legislation will be required and a licence may be necessary if protected species or habitats are affected by the development.  If protected species are discovered you must be aware that to proceed with the development without seeking advice from Natural England could result in prosecution.  For further information or to obtain approval contact Natural England on 01635 268881.
3. Bats are a highly mobile species which move between a number of roosts throughout the year. Therefore all works must proceed with caution and should any bats be found during the course of works all activity in that area must cease until a bat consultant has been contacted for advice on how to proceed. Under the Wildlife & Countryside Act 1981 (as amended) and the Habitat and Species Regulations 2010 it is illegal to intentionally or recklessly disturb, harm or kill bats or destroy their resting places. 
4. Birds and their nests are fully protected under the Wildlife and Countryside Act 1981 (as amended), which makes it an offence to intentionally take, damage or destroy the eggs, young or nest of a bird whilst it is being built or in use. Disturbance to nesting birds can be avoided by carrying out vegetation removal or building work outside the breeding season, which is March to August inclusive.
5. The applicant’s attention is drawn to the need to gain separate Building Regulations Approval. The Council’s Building Control Surveyor has made the following comments, which will need to be addressed in any application for Building Regulations Approval:
1. Access for the fire authority: Access track to units needs to reflect min requirements relating to Approved Document B, B5 in terms of its minimum required carrying capacity, minimum width, height clearance and minimum turning circle for the fire fighting appliance.

2. Minimum standards of sound insulation will be required to the party walls.

3. All bedrooms are indicated as inner rooms hence must have appropriate escape windows in terms of clear escape aperture and maximum height to cill (which shouldn't exceed 1100mm) on the drawing theses dimensions scale in excess of 1200mm which is unsatisfactory.

4. The units will have to have windows and doors which comply with the new Part Q to the Building Regulations in terms of security.

5. Thermal upgrade will be required to all elements (incl. windows) to meet current standards (unless it can be demonstrated that said existing elements meet the threshold values given within Part L to the Building Regulations.

6. No information relating to heating have been provided (i.e. flue termination etc) 

7. The septic tank, will require justification that the existing re-sited tank will have sufficient capacity to cope with the volume produced by 4 additional dwellings (incl. adequate percolation/land drainage). Also tank should be sited a minimum of 7m away from any dwelling.

8. The works constitute a material change of use for Building Regulation purposes hence all thermal elements (including windows) will have to be upgraded in accordance with Part L of the Building Regs.

9. As a ‘change of use’ the windows and doors will have to reflect the requirements of the new Part Q (Security) in their design.
Further advice and guidance on these matters can be obtained from the Council’s Building Regulations Team at building.control@cherwellandsouthnorthants.gov.uk or by telephone on 0300 003 0200.
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