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1. APPLICATION SITE AND LOCALITY 

1.1. The application site is located in the village of Sibford Ferris, in close proximity to the southern entrance of the village. The site historically formed part of the garden and tennis court associated with High Rock and is situated on the west side of Hook Norton Road, accessed down the access road that serves Stewarts Court, however consent was granted on 30th August 2016 for the erection of a new dwelling on the site (16/00959/F relates).

1.2. The site is not located within a conservation area and there are no Listed Buildings in close proximity to the site. Common Swifts have been found near to the site, which are a Protected Species and the site is situated within an area of Naturally Elevated Arsenic. 
2. DESCRIPTION OF PROPOSED DEVELOPMENT

2.1. Planning consent is sought to vary the design of the garage that was previously approved. The orientation of the garage would be changed, as would the materials and it is now proposed for the garage to be constructed from timber cladding, with photo voltaic panels to be fitted in the roof. The overall scale and location of the garage would remain similar to that which was previously approved. 
3. RELEVANT PLANNING HISTORY

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

	16/00959/F
	Erection of one 'Low Energy Home' dwelling within amenity garden area of High Rock
	Application Permitted

	

	16/00088/NMA
	Non Material Amendment to 16/00959/F - Substitute the SIPs system with a system using more environmentally sustainable materials and to use natural stone externally and to revise the external facade detailing and minor changes to windows
	Application Permitted

	

	16/00561/DISC
	Discharge of Conditions 3 (stone sample), 4 (render samples) and 7 (Biodiversity method statement) of 16/00959/F
	Application Permitted

	

	16/00576/DISC
	Discharge of Condition 5 (Tile samples) of 16/00959/F
	Application Permitted

	

	17/00093/DISC
	Discharge condition 6 (access details) of 16/00959/F
	Application Permitted

	

	17/00065/NMA
	Non-material amendment to 16/00959/F - Additional rooflights in dining area
	Application Refused

	

	17/00263/DISC
	Discharge condition 5 (tile samples) of 16/00959/F
	Application Permitted

	


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 06.10.2017, although comments received after this date and before finalising this report have also been taken into account. 
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 COUNCIL AND NEIGHBOURHOOD FORUMS

6.2. SIBFORD FERRIS PARISH COUNCIL: No objections.
STATUTORY CONSULTEES

6.3. LOCAL HIGHWAYS AUTHORITY: No objections, subject to a condition relating to the parking and manoeuvring areas of the site. 
NON-STATUTORY CONSULTEES

6.4. None.
7. RELEVANT PLANNING POLICY AND GUIDANCE

7.1. Planning law requires that applications for planning permission must be determined in accordance with the development plan unless material considerations indicate otherwise.

7.2. The Cherwell Local Plan 2011-2031 - Part 1 was formally adopted by Cherwell District Council on 20th July 2015 and provides the strategic planning policy framework for the District to 2031.  The Local Plan 2011-2031 – Part 1 replaced a number of the ‘saved’ policies of the adopted Cherwell Local Plan 1996 though many of its policies are retained and remain part of the development plan. The relevant planning policies of Cherwell District’s statutory Development Plan are set out below:

CHERWELL LOCAL PLAN 2011 - 2031 PART 1 (CLP 2031 Part 1)

· ESD15 - The Character of the Built and Historic Environment

CHERWELL LOCAL PLAN 1996 SAVED POLICIES (CLP 1996)
· C28 – Layout, design and external appearance of new development

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:

· Design, and impact on the character of the area

· Residential amenity

· Highway safety
Design and impact on the character of the area
8.2. Government guidance contained within the NPPF 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.

8.3. Saved Policy C28 of the Cherwell Local Plan 1996 exercises control over all new developments to ensure that the standards of layout, design and external appearance are sympathetic to the character of the context as well as compatible with the existing dwellings. 

8.4. Policy ESD15 of the Cherwell Local Plan Part 1 states that: “New development will be expected to complement and enhance the character of its context through sensitive siting, layout and high quality design. All new development will be required to meet high design standards.”

8.5. The location of the garage is well screened from the public domain by existing structures. It is proposed to change the materials that the garage would be constructed from, with the approved garage being constructed from reconstituted stone and the proposed garage from timber cladding. Stone is more of a traditional material in Sibford Ferris than timber cladding, however given the location of the garage, outside of the Conservation Area and screened from the public domain, the proposed changes are considered to be acceptable and would not cause harm to the character and appearance of the area.
Residential amenity

8.6. Policy ESD15 of the Cherwell Local Plan 2011 – 2031 Part 1 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. 

8.7. The scale and location of the garage would remain broadly similar to that of the previously approved garage. Given that this was considered to not cause harm to the amenity of neighbours, it is considered that the proposed garage would similarly not cause harm in this regard.

Highway safety

8.8. The Highways Liaison Officer has offered no objections, subject to a condition relating to the parking and manoeuvring areas of the site. Given that this was not conditioned on the previously approved application and this garage is not significantly different, it is considered that this condition would not be reasonable to impose.
9. PLANNING BALANCE AND CONCLUSION

9.1. For the reasons set out in this report, the proposal complies with the relevant Development Plan policies and guidance listed at section 7 of this report, and so is considered to be sustainable development. In accordance with Paragraph 14 of the NPPF, permission should therefore be granted.
	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 30th August 2019.

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 and drawings numbered: 
10859 – PL – 106 A and 10859-BR-010 I (17/01695/F)

EQ 0317 01 and EQ 0317 11 (16/00959/F)
10859 – PL – 101 C, 10859 – PL – 102 B and 10859 – PL – 100 C (16/00088/NMA).
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 walls of the development to be constructed in stone shall be constructed in strict accordance with the stone sample that was approved under application reference 16/00561/DISC.
Reason - To ensure the satisfactory appearance of the completed development and to comply with Policy ESD15 of the Cherwell Local Plan 2011 – 2031 Part 1, Saved Policy C28 of the Cherwell Local Plan 1996 and Government guidance contained within the National Planning Policy Framework.

4. The walls of the development to be finished in render shall be finished in strict accordance with the render sample that was approved under application reference 16/00561/DISC.
Reason - To ensure the satisfactory appearance of the completed development and to comply with Policy ESD15 of the Cherwell Local Plan 2011 – 2031 Part 1, Saved Policy C28 of the Cherwell Local Plan 1996 and Government guidance contained within the National Planning Policy Framework.

5. The roofs of the development shall be constructed in accordance with either of the tile samples that were approved under application references 16/00576/DISC and 17/00263/DISC. 
Reason - To ensure the satisfactory appearance of the completed development and to comply with Policy ESD15 of the Cherwell Local Plan 2011 – 2031 Part 1, Saved Policy C28 of the Cherwell Local Plan 1996 and Government guidance contained within the National Planning Policy Framework.

6. The means of access for the development between the land and the highway shall be constructed and laid out in strict accordance with drawing numbers: 10859 - PL - 106, 10859 - PL - 107 and 10859-BR-011 Rev A, as approved under 17/00093/DISC.
Reason - In the interests of highway safety and to comply with Government guidance contained within the National Planning Policy Framework.

7. The biodiversity enhancement measures shall be carried out in strict accordance with the recommendations set out in the report prepared by Turnstone Ecology, dated October 2016 that was approved under application reference 16/00561/DISC.
Reason -To protect habitats of importance to biodiversity conservation from any loss or damage in accordance with Policy ESD10 of the Cherwell Local Plan 2011 – 2031 Part 1 and Government guidance contained within the National Planning Policy Framework.
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