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1. APPLICATION SITE AND LOCALITY 

1.1. The application site is located on the corner of Park Lane and Grange Lane, in close proximity to the existing farriery business and stables on the site. The site is located approximately 500m from Swalcliffe and 1.1km from Sibford Ferris. Two accesses exist to the site from both Park Lane and Grange Lane. The building itself to which this application relates would be located to the west of the farriers and stables. 
2. DESCRIPTION OF PROPOSED DEVELOPMENT

2.1. Planning consent is sought for the erection of a veterinary building on the site. The walls and roof of the building would be constructed from and externally faced in dark green corrugated metal cladding. The building would have a height to ridge of approximately 8.5m and a height to eaves of 5.5m. The building would have a length of 29m and a width of 22.5m. Parking would be provided to the north of the building and a new post and rail fence would be erected around the perimeter of the site. 
2.2. The building would serve Hook Norton Veterinary Group, which is currently based just outside the village of Hook Norton. The Design and Access Statement highlights that due to the expanding business, there is pressure on the main site both inside and outside the building. 

2.3. The development has been amended during the course of the application following concerns being raised by the Council’s Landscape Officer. The amendments relate to the building being moved 2 metres to the north-east.

3. RELEVANT PLANNING HISTORY

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

	

	14/01762/F
	Use of land at Grange Farm for mixed use comprising part agricultural, part equestrian training and competitions (Use Class D2); retention of 1no access and relocation of 1no. access on to the road leading from the B4035 to Sibford Ferris; extension to existing parking area and retention of equestrian jumps and obstacles; as detailed in agent's letter dated 22nd December 2014
	Application Permitted

	

	15/00748/F
	Internal and external alterations to part of existing stable building to allow use as a Farrier's Forge (Use Class B1c)  together with ancillary offices
	Application Permitted


3.2. A number of conditions were imposed on 14/01762/F relating to the use of the equestrian events on the site.
4. PRE-APPLICATION DISCUSSIONS

4.1. The following pre-application discussions have taken place with regard to this proposal: 

	Application Ref.
	Proposal

	

	18/00012/PREAPP
	Retain equine and agricultural use and provision of new veterinary building

	


4.2. The pre-application enquiry concluded that it would need to be demonstrated at application stage what the exceptional circumstances are for the development being located in this particular location. The design of the building was considered to be acceptable, although it was stated that an LVIA should be submitted to establish the visual impacts of the proposed development. The number of vehicles accessing the site was considered to be relatively low but it was stated that a Transport Statement should be submitted with the application to demonstrate that it will not have a significant impact on the safety of the highway network.
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. The final date for comments was 01.03.2019, 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 development would have an adverse landscape impact.
· The development would result in inappropriate intensification of the use.
· The development would result in adverse traffic impact.
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/TOWN COUNCIL AND NEIGHBOURHOOD FORUMS

6.2. SWALCLIFFE PARISH COUNCIL: No objections, but would like to see more signage to stop lorries from using Park Lane.
STATUTORY CONSULTEES

6.3. LOCAL HIGHWAYS AUTHORITY: No objections, subject to a condition requiring the submission of a Construction Traffic Management Plan. 
NON-STATUTORY CONSULTEES

6.4. ECOLOGY: No objections, subject to conditions relating to nesting birds, a lighting strategy and biodiversity enhancement.
6.5. ENVIRONMENTAL PROTECTION: No objections. 
6.6. LANDSCAPE SERVICES: No objections, subject to the building being moved 2m to the northeast to protect the hedgerow (this has been done).
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

· SLE4 – Improved Transport and Connections 

· ESD10 – Biodiversity and the Natural Environment

· ESD13 – Local Landscape Protection and Enhancement

· ESD15 - The Character of the Built and Historic Environment

CHERWELL LOCAL PLAN 1996 SAVED POLICIES (CLP 1996)
· AG5 – Development involving horses

· C8 – Sporadic development in the open countryside

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

· ENV1 – Development likely to cause detrimental levels of pollution

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. Paragraph 11 of the NPPF states that a presumption of sustainable development should be seen as a golden thread running through decision taking. There are three dimensions to sustainable development, as defined in the NPPF, which require the planning system to perform economic, social and environmental roles. These roles should be sought jointly and simultaneously through the planning system.

8.3. Saved Policy AG5 of the Cherwell Local Plan 1996 states that proposals for horse related development will normally be permitted provided: 

· the proposal would not have an adverse effect on the character and appearance of the countryside; 

· the proposal would not be detrimental to the amenity of neighbouring properties; 

· the proposal complies with the other policies in the plan.

8.4. The Design and Access Statement submitted with the application states that the building would be used by the Hook Norton Veterinary Group, which is looking to move its equine department from the existing site just outside of Hook Norton, as the business is outgrowing the site. The applicant states that Hook Norton Veterinary Group wishes to move to this site ‘as the equine veterinary practice would fit in very well with the existing facilities, particularly the onsite farrier and arena, and utilisation of both of these should encourage growth of all of the onsite businesses’. 
8.5. The site is located outside of the built-limits of the nearest villages of Sibford Gower and Swalcliffe in the open countryside but in close proximity to the existing equestrian site as Swalcliffe Park. Given the nature of the equine veterinary use, it is recognised that this is not a particularly appropriate use within the built-limits of a settlement. The use would create a relatively low amount of traffic and the siting of the building in close proximity to the other equine buildings is appropriate. The broad principle of development is considered to be acceptable, subject to the other material considerations set out below. 

Design and impact on the character of the area

8.6. 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.

8.7. 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 their context.

8.8. 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.

8.9. Policy ESD13 of the Cherwell Local Plan Part 1 states that proposals will not be permitted if they would cause undue visual intrusion into the open countryside or cause undue harm to important natural landscape features and topography.

8.10. The application site is located in the open countryside in close proximity to existing buildings. The topography of the area is undulating and the site is relatively visible in the wider landscape, although the site rises to the west providing some degree of containment from that direction. Concerns have been raised regarding the landscape impact that the development would have and a Landscape Visual Impact Assessment has been submitted with the application to demonstrate that the development would not have a harmful impact on the character of the open countryside.
8.11. The building would have the appearance of a modern agricultural building, with a height to ridge of approximately 8.5m and a height to eaves of 5.5m. The building would have a length of 29m and a width of 22.5m and constructed from corrugated metal painted green. The design of the building is considered to be acceptable and would sit comfortably in close proximity to the modern agricultural buildings located at the adjacent equestrian site. 
8.12. The Landscape Officer has offered no objections to the proposal, subject to the building being moved 2m to the northeast in order to protect an existing hedgerow and a landscape plan to be conditioned. The agent has amended the plans to move the building in this direction. 
8.13. Given the above, it is considered that the development would not cause significant or demonstrable harm to the rural character of the area and that the building is of an appropriate design for this context.

Residential amenity

8.14. Policy ESD15 of the Cherwell Local Plan 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. 

8.15. Saved Policy ENV1 of the Cherwell Local Plan 1996 states that development which is likely to cause materially detrimental levels of noise, vibration, smell, smoke and other types of environmental pollution will not normally be permitted.
8.16. The Environmental Protection Officer has offered no objections to the proposal. Given the nature of the use, the hours of operation included in the application form and the somewhat isolated siting of the development, it is considered that the development would not cause a significant level of harm to the amenity of neighbours. 

Highway safety

8.17. Concerns have been raised regarding the highway safety impact of the development. A Transport Statement has been submitted alongside the application. The Highways Officer has raised no objections to the development, subject to a condition requiring the submission of a Construction Traffic Management Plan. The Transport Statement confirms that there would be a low level of traffic associated and that the movements would be distributed throughout the day. Given this, it is considered that the development would not cause harm to the safety of the local highway network. 

Ecology 
8.18. The Ecology Officer has offered no objections to the scheme, subject to conditions relating to nesting birds, lighting strategy and biodiversity enhancement. No lighting is proposed on the plans submitted and therefore this condition is not considered to be reasonable to impose. 
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, on balance, considered to be acceptable, given the existing equine uses on the site and the nature of the equine veterinary business. Subject to the conditions set out below, the development would not cause harm to the character of the rural landscape, the amenities of neighbours or the safety of the highway network.
	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:  Location Plan (3214 – S1); Block Plan (3214 – A.02.4); Vet Building Plan and Elevations (3214 – A.02.2 Rev A) and Site Plan Rev A (3214 – A.02.6 Rev A).
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 Construction Traffic Management Plan (CTMP) for the site shall be submitted to and approved in writing by the Local Planning Authority. Thereafter, the plan shall be implemented in accordance with the approved details.

Reason - In the interests of highway safety and to mitigate the impact of construction vehicles on the surrounding highway network, road infrastructure and local residents, particularly at morning and afternoon peak traffic times.
4. 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.
The development shall be implemented fully in accordance with the approved details and the hard landscape elements 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 Part 1, Saved Policy C28 of the Cherwell Local Plan 1996 and Government guidance contained within the National Planning Policy Framework.
5. 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 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 Part 1, Saved Policy C28 of the Cherwell Local Plan 1996 and Government guidance contained within the National Planning Policy Framework.
6. Prior to the commencement of the development hereby approved, including any demolition, and any works of site clearance, a method statement for enhancing biodiversity on site, to include all planting proposals and habitat boxes as well as ongoing management shall be submitted to and approved in writing by the Local Planning Authority. Thereafter, the biodiversity enhancement measures shall be carried out and retained in accordance with the approved details.

Reason - To conserve and enhance biodiversity and prevent the spread of non-native species in accordance with Policy ESD10 of the Cherwell Local Plan 2011 – 2031 Part 1 and Government guidance contained within the National Planning Policy Framework.
7. All vegetation removal shall be timed so as to avoid the bird nesting/breeding season from 1st March to 31st August inclusive, unless, in the case of a tree that is required to be removed for health and safety reasons, the Local Planning Authority has confirmed in writing that such works can proceed.
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 Part 1 and Government guidance contained within the National Planning Policy Framework.
8. The hours of opening of the premises shall be restricted to the following times:-


Monday-Friday – 8.00am to 7.00pm

Saturday – 8.00am to 1.00pm

Sunday and Public Holidays – No time whatsoever

Reason - In order to safeguard the amenities of the area and to comply with Saved Policy ENV1 of the Cherwell Local Plan 1996 and Government guidance contained within the National Planning Policy Framework.
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