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1. APPLICATION SITE AND LOCALITY 

1.1. The application relates to land to the rear of 5 Colony Road (which was most recently used for the purposes of agriculture) and is accessed via a track between 5 Colony Road and Little Acre. The Colony itself is a group of isolated dwellings outside of and to the south west of the village of Sibford Gower and is connected to the village by Colony Road (which is absent of a footpath). 

1.2. The site is occupied by a single storey (with storage space above) building of a concrete block construction under an asbestos sheet roof. There are a number of other smaller scale outbuildings surrounding the main building which are of a similar construction. 

1.3. The site does not contain any listed buildings, but is within the designated Sibford Gower with Burdrop Conservation Area. Approximately 125m to the south is a watercourse, but the site is not within flood zones 2 or 3. The site is approximately 200m to the north of the 347/1/10 public right of way and would be visible from this distance (due to the Sib Valley and a gap within the vegetation at the south of the site). 
2. DESCRIPTION OF PROPOSED DEVELOPMENT

2.1. Planning consent is sought for the demolition of a lean-to extension of the existing building and an extension to the existing building to form single dwelling house, a new stores building and the demolition of a number of existing buildings to the rear. 

2.2. The majority of the existing building would be converted with the demolition of the lean-to extension on the eastern side of the building and a new extension on the west side of the building. The dwelling would be faced in natural ironstone and the corrugated roof would be replaced with natural slates. 
2.3. All of the buildings to the rear of the main building are proposed to be demolished, with a new purpose built garden store building located to the rear of the building to be erected. This building would be constructed from natural stone and timber cladding, with a natural slate roof.
3. RELEVANT PLANNING HISTORY

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

	17/02192/F
	Alterations to existing building to form single dwelling house; demolition of unlisted buildings in the Conservation Area
	Application Permitted

	


3.2. The application was recommended for refusal by the case officer, but this recommendation was overturned at December 2017 planning committee by elected members. 
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, by advertisement in the local newspaper, 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 05.11.2018, although comments received after this date and before finalising this report have also been taken into account. 
5.2. The comments raised by third parties are summarised as follows:
· The new development will result in an enhancement to the character and appearance of the area.
5.3. 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 COUNCIL AND NEIGHBOURHOOD FORUMS

6.2. SIBFORD FERRIS PARISH COUNCIL: No comments received. 
6.3. SIBFORD GOWER PARISH COUNCIL: No objections. Supports the development; however, there are concerns with the larger floor area.
STATUTORY CONSULTEES

6.4. LOCAL HIGHWAYS AUTHORITY: No objections, subject to a condition relating to details of the car parking provision being submitted. 
NON-STATUTORY CONSULTEES

6.5. BUILDING CONTROL: Potential issue with means-of-escape for the first floor bedrooms, as the roof light windows are set too high.

6.6. ECOLOGY: No comments received. 
6.7. ENVIRONMENTAL HEALTH: No objections.
6.8. HOUSING STANDARDS: The kitchen/living room/sitting room is open plan and there is no separation between the ground floor and first floor. In the event of a fire the escape route from the first floor may be compromised, especially from bedrooms in which the windows are too high to be used to escape from. 

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)

· PSD1 – Presumption in Favour of Sustainable Development

· ESD10 – Protection and Enhancement of Biodiversity

· ESD13 – Local Landscape Protection and Enhancement 

· ESD15 - The Character of the Built and Historic Environment

· Villages 1 – Village Categorisation 

CHERWELL LOCAL PLAN 1996 SAVED POLICIES (CLP 1996)
· H18 - New dwellings in the countryside

· H19 - Conversion of buildings in the countryside

· C28 - Layout, design and external appearance of new development

· C30 - Design of new residential development

· ENV1 - Pollution Control

· ENV12 - Contaminated Land

7.3. Other Material Planning Considerations

· National Planning Policy Framework (NPPF)

· Planning Practice Guidance (PPG)

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
· Ecology
Principle of development
8.2. The National Planning Policy Framework (‘NPPF’) 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 11 of the NPPF states that a presumption of sustainable development should be seen as a golden thread running through decision taking, which means approving development proposals that accord with an up-to-date development plan without delay. The NPPF goes on to say that, to achieve sustainable development, economic, social and environmental gains should be sought jointly and simultaneously through the planning system.
8.4. Sibford Gower is classed as a Category A Village (with potential for minor development, infilling and conversions) under Policy Villages 1 of the Cherwell Local Plan 2011 - 2031 Part 1, the site itself cannot be said to be located within the built up limits of the settlement. It instead forms part of an isolated group of dwellings, built as a single build in the 1800s, to the south of the village of Sibford Gower. The group retains its isolated rural character, with large, undeveloped gaps remaining between the cottages, and between ‘The Colony’ and Sibford Gower itself. 
8.5. Saved Policy H19 of the Cherwell Local Plan 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 a 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; (iv) the proposal meets the requirements of the other policies in the plan.
8.6. The 2017 application (17/02192/F) was approved on the basis that the proposal was for the conversion of a rural building. As a result of this consent, the broad principle of converting the building to residential use has been established. The main difference between this application and the approved scheme is that the lean-to element on the eastern side of the building is proposed to be demolished, with a new extension to the western side of the building to be constructed.
8.7. In the covering letter supplied with the application, the agent has stated that Saved Policy H19 is no longer consistent with the NPPF, with the updated NPPF having been issued since the granting of the original planning consent. Paragraph 79 of the NPPF states that “planning policies and decisions should avoid the development of isolated homes in the countryside unless one or more of the following circumstances apply (one of the circumstances is that):
c) The development would re-use redundant or disused buildings and enhance its immediate setting.”
8.8. It is the case that the NPPF is less strict in terms of what sort of buildings can be converted in the open countryside, with Saved Policy H19 looking to restrict these conversions to more historic buildings, whereas the NPPF’s policy does not put on such limits, other than to refer to redundant or disused buildings. 

8.9. Paragraph 79 does not mention extensions to redundant or disused buildings. Despite some inconsistencies with the NPPF, Saved Policy H19 does still have weight and is a relevant policy for assessing this application. Part (i) of this policy states that the building should be able to be converted without major rebuilding or extension and without inappropriate alteration to its form and character. The policy does not prevent any extension to a building under this policy. The proposed extension would amount to approximately 25% of the footprint of the building and it is not considered that this would constitute ‘major’ rebuilding. In addition to this, the single storey element on the east of the building would be removed and the overall design would not result in inappropriate alteration to its form and character. It is therefore considered that the principle of development is acceptable, subject to other material considerations on which this report now focuses. 
Design and impact on the character of the area

8.10. Government guidance contained within the NPPF requiring good design states that good design is a key aspect of sustainable development, is indivisible from good planning, and should contribute positively to making places better for people. Further, permission should be refused for development of poor design that fails to take the opportunities for improving the character and quality of an area and the way it functions.

8.11. Policy ESD15 of the Cherwell Local Plan 2011 - 2031 Part 1 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.
8.12. Saved Policy C28 of the Cherwell Local Plan 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.

8.13. Policy ESD13 of the Cherwell Local Plan 2011 - 2031 Part 1 seeks to secure the enhancement of the character and appearance of the landscape, through the restoration, management or enhancement of existing landscapes, features or habitats. At the same time, the Policy requires development to respect and enhance local landscape character, stating that proposals will not be permitted if they would, inter alia, cause undue visual intrusion into the open countryside 

8.14. Section 72(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 (as amended) states that in carrying out its functions as the Local Planning Authority in respect of development in a conservation area: special attention shall be paid to the desirability of preserving or enhancing the character or appearance of that area. 
8.15. The application site is located to the rear of the existing dwellings in ‘The Colony’ which have a linear settlement pattern.  However, with the granting of the previous consent for the conversion of the building, this siting has considered to be acceptable.
8.16. The building would be faced in ironstone. The roof of the building would be finished in natural slates. The main change to the building is the extension to the western elevation and the removal of the single storey element on the eastern elevation. The facing ironstone would be a benefit of the scheme, as this is considered to be a locally distinctive material and with the use of natural slate as well, the scheme would be acceptable in this regard.
8.17. The removal of the existing single storey element and the extension to the western elevation would increase the scale of the building. The building is well screened from the public domain and given the footprint of the extension; it would not constitute a significant increase on the footprint of the original building. The building would carry on the line of the walls and the ridge of the existing building and given its minor scale it is considered that the development would be acceptable in this regard.
8.18. A new outbuilding is proposed to the rear of the building. The outbuilding would be of a small scale and would be constructed from stone and timber cladding under a slate roof. Both the size of the building and the materials used are considered to be acceptable and the building would clearly be ancillary to the main dwelling.
8.19. The design of the dwelling would not cause harm to the character and appearance of the conservation area and the use of stone and slates would result in a small improvement upon the existing building. The development is therefore considered to be acceptable in this regard.

Residential amenity

8.20. Policy ESD15 of the Cherwell Local Plan 2011 – 2031 Part 1 states that new development proposals should consider the amenity of both existing and future development, including matters of privacy, outlook, natural lighting, ventilation and indoor and outdoor space. 

8.21. Given the proposed siting of the property and isolated nature of the site, it is unlikely that there would be any harm caused to neighbour’s amenity. Whilst there are windows on the side (east) elevation, these are unlikely to result in any overlooking of the neighbouring property (as any views are likely to be screened by the vegetation between the properties) and these windows are at a high level. There is a Juliet balcony on the west elevation.  However, this would look over agricultural fields and this would not cause harm to the amenity of neighbours. 
Highway safety
8.22. The Highways Liaison Officer has not commented on the application. On the previous application, the Highways Liaison Officer raised no objection to the proposals and a parking plan condition was included. Given that the application is of a very similar nature to the previous consent, this condition shall be included again.
Ecology

8.23. Policy ESD10 of the Cherwell Local Plan 2011 – 2031 Part 1 states that the protection and enhancement of biodiversity and the natural environment will be achieved in new development proposals. This requirement is echoed by the NPPF.
8.24. No comments have been received from the Council’s Ecology Officer. The applicant has provided a Bat Assessment with the submission of the application. On the previous application, the Council’s Ecology Officer advised that they raised no objections to the proposal (following clarity that the smaller outbuildings have also been surveyed). The proposal is, therefore, considered to be acceptable in this regard.
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 principle of development is considered to be acceptable, given the previous consent and the proposal would comply with the provisions of Saved Policy H19 and Paragraph 79 of the NPPF. The development would not cause harm to the character and appearance of the area, would not cause harm to the amenities of neighbours or the safety of the local highway network and is therefore recommended for approval, subject to the conditions set out below. 
	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 form and the following plans and documents:  Site Location Plan (PF/10080.01 Rev A); Existing and Proposed Site Plans (5391.01); Proposed Plans Section A – A (5391.02); Proposed Elevations (5391.03) and Stores Plans and Elevations Sketch Perspective (5391.04). 
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.

3. Prior to the commencement of the development hereby approved a stone sample panel (minimum 1m2 in size) shall be constructed on site in natural ironstone, which shall be inspected and approved in writing by the Local Planning Authority. Thereafter, the external walls of the development shall be laid, dressed, coursed and pointed in strict accordance with the approved stone sample panel and shall be retained as such thereafter.
Reason - To ensure that the development is constructed and finished in materials which are in harmony with the building materials used in the locality and to comply with Policy ESD 15 of the Cherwell Local Plan 2011-2031, saved Policy C28 of the Cherwell Local Plan 1996 and Government guidance contained within the National Planning Policy Framework.

4. The roof of the development hereby approved shall not be covered other than with natural Welsh slates.

Reason - To ensure that the development is constructed and finished in materials which are in harmony with the building materials used in the locality and to comply with Policy ESD 15 of the Cherwell Local Plan 2011-2031, saved Policy C28 of the Cherwell Local Plan 1996 and Government guidance contained within the National Planning Policy Framework.

5. Prior to the commencement of the development hereby approved above slab level, 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.

Thereafter, the development shall be carried out in strict accordance with the approved landscaping scheme prior to the first occupation of the development and the hard landscape elements of the approved scheme shall be retained as such thereafter.
Reason - In the interests of the visual amenities of the area, to ensure the creation of a pleasant environment for the development and to comply with Policy ESD15 of the Cherwell Local Plan 2011-2031, saved Policy C28 of the Cherwell Local Plan 1996 and Government guidance contained within the National Planning Policy Framework.

6. 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 dwelling 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 to comply with Policy ESD15 of the Cherwell Local Plan 2011-2031, saved Policy C28 of the Cherwell Local Plan 1996 and Government guidance contained within the National Planning Policy Framework.

7. Prior to the commencement of the development hereby approved above slab level, full details of the enclosures along all boundaries of the site shall be submitted to and approved in writing by the Local Planning Authority. Thereafter, the approved means of enclosure shall be erected, in accordance with the approved details, prior to the first occupation of the dwelling and shall be retained as such thereafter.
Reason - To ensure the satisfactory appearance of the completed development, to safeguard the privacy of the occupants of the existing and proposed dwellings and to comply with saved Policies C28 and C30 of the Cherwell Local Plan 1996 and Government guidance contained within the National Planning Policy Framework.

8. Prior to the first occupation of the dwelling hereby approved the existing means of access between the land and the highway shall be formed, laid out and constructed strictly in accordance with Oxfordshire County Council's specification and guidance. 

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

9. Prior to the commencement of the development hereby approved above slab level, full specification details (including construction, layout, surfacing and drainage) of turning area and two parking spaces within the curtilage of the site, arranged so that motor vehicles may enter, turn round and leave in a forward direction and vehicles may park off the highway, shall be submitted to and approved in writing by the Local Planning Authority prior to the commencement of development. Thereafter, and prior to the first occupation of the development, the turning area and car parking spaces shall be constructed in accordance with the approved details and shall be retained for parking and manoeuvring of vehicles at all times thereafter.

Reason - In the interests of highway safety, to ensure the provision of off-street car parking and to comply with Government guidance contained within the National Planning Policy Framework. 

10. The development hereby approved shall be carried out in accordance with the recommendations set out in Section 6 of the Bat Assessment Initial Bat Survey & Roost Characterisation Surveys (Revision A) of Stable block at 5 The Colony Sibford Gower carried out by Ecolocation, dated 2017-03(08).
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.

11. The residential use of the development hereby approved must be restricted to area contained only within the red line shown on approved plan numbered '5391.01'.

Reason - To enable the Local Planning Authority to retain planning control over the development of this site in order to safeguard the amenities of the occupants of the adjoining dwellings in accordance with Policy ESD 15 of the Cherwell Local Plan 2011-2031, saved Policies C28 and C30 of the Cherwell Local Plan 1996 Policies and Government guidance contained within the National Planning Policy Framework.

12. Notwithstanding the provisions of Classes A to E (inc.) of Part 1, Schedule 2 of the Town and Country Planning (General Permitted Development) (England) Order 2015 and its subsequent amendments, the approved dwelling shall not be extended, nor shall any structures be erected within the curtilage of the said dwelling, without the grant of further specific planning permission from the Local Planning Authority.

Reason - To ensure and retain the satisfactory appearance of the completed development and to comply with Policy ESD 15 of the Cherwell Local Plan 2011-2031, saved Policy C28 of the Cherwell Local Plan 1996 and Government guidance contained within the National Planning Policy Framework.

13. Notwithstanding the provisions of Classes A, B and C of Part 1, Schedule 2 of the Town and Country Planning (General Permitted Development) (England) Order 2015 and its subsequent amendments, no new windows or other openings (including rooflights), other than those shown on the approved plans, shall be inserted in the walls or roof of the building without the grant of further specific planning permission from the Local Planning Authority.

Reason - To ensure and retain the satisfactory appearance of the completed development and to comply with Policy ESD 15 of the Cherwell Local Plan 2011-2031, saved Policy C28 of the Cherwell Local Plan 1996 and Government guidance contained within the National Planning Policy Framework.
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