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1. APPLICATION SITE AND LOCALITY 

1.1. The site is located to the north of the village of Great Bourton, at the outer limit of the village at the end of Manor Road. The site is currently occupied by a number of dilapidated farmyard buildings and barns. The buildings would previously have been used as part of a working farm in relation to Crockwell House to the east; however the farm is no longer a working enterprise.

1.2. The site is located in close proximity to a Grade II Listed Building, Crockwell House, and the existing farmyard buildings are considered curtilage listed by association. Public Footpath 138/4/20 runs close to the southwest corner of the site and the site is in an area of Potentially Contaminated Land, most likely owing to the sites former use as a farmyard.
2. DESCRIPTION OF PROPOSED DEVELOPMENT

2.1. Outline planning permission is sought for a proposed residential development of 3 dwellings. All matters are reserved for this application; however, an indicative site plan has been submitted. The plans submitted for this application show the retention of the barn at the south of the site and the conversion of this building to a single dwelling and the demolition of the dilapidated farm buildings to the north and the replacement of these buildings with two single storey dwellings. These dwellings would be in a courtyard layout around the existing farmhouse.

3. RELEVANT PLANNING HISTORY

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

	

	16/00609/OUT
	Proposed residential development of 3 no. dwellings
	Application Permitted

	


3.2. The current application is identical to the previously approved scheme, which was granted consent on 11th July 2016.
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 21.03.2019, 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 is unnecessary, given the Council’s housing land supply position.
· The access is not sufficient for the development.
· The development would cause harm to the setting of Crockwell Farmhouse, a grade II listed building.
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. THE BOURTONS PARISH COUNCIL: No objections, with the principle of resubmission of the earlier application [16/00609/OUT] which is assumed to be because granted permission has expired, or the principle of redevelopment of the farm buildings site.  The existing buildings are past their useful site, and as a brownfield site fall within the Cherwell criteria for building within the village perimeter.

However, we do have some reservations about the footprint of the outline proposal.  The new buildings are roughly on the same footprint as the buildings 6, 7 & 8, as per the Heritage survey, they are replacing, but the level of activity associated with an independent domestic use will encroach more on the Grade II listed farmhouse that did the ad hoc development of the former farmyard buildings.

While this is very big improvement is being made to the built environment in the curtilage of the listed building we feel the opportunity should be taken to create a more open courtyard effect in front of Crockwell House by pushing the nearest new dwelling a little north, or by putting the north east wing to the back.

STATUTORY CONSULTEES

6.3. OCC HIGHWAYS: No objections, subject to conditions relating to further details of the access, turning area, car and cycle parking provision and a construction traffic management plan. 
6.4. THAMES WATER: No comments received. 
NON-STATUTORY CONSULTEES

6.5. OCC ARCHAEOLOGY: No comments received. 
6.6. CDC BUILDING CONTROL: Insufficient information submitted. 
6.7. CDC CONSERVATION: No comments received.
6.8. CDC ECOLOGY: No comments received.
6.9. CDC ENVIRONMENTAL HEALTH: No objections, subject to the full contaminated land conditions. 
6.10. OCC RIGHTS OF WAY: No objections and comments that the public footpaths must not be impacted on and will need to remain clear and accessible at all times.  
6.11. CDC WASTE AND RECYCLING: No comments received.
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)

· ESD10 – Biodiversity and the Natural Environment

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

· C30 – Design control
7.3. Other Material Planning Considerations

· National Planning Policy Framework (NPPF)

· Planning Practice Guidance (PPG)

· Cherwell Residential Design Guide (2018) 

8. APPRAISAL

8.1. The key issues for consideration in this case are:

· Principle of development

· Design, impact on the character of the area and heritage assets
· 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. The NPPF does not change the statutory status of the development plan as the starting point for decision making. Proposed development that conflicts with the Local Plan should be refused unless other material considerations indicate otherwise (Para. 12). Cherwell District Council has an up-to-date Local Plan which was adopted on 20th July 2015 and can demonstrate a 5.2 year supply from 2017-2022 (the previous period) and a 5.4 year supply from 2018-2023 (the current period).
8.4. The principle of residential development in Great Bourton is assessed against Policy Villages 1 in the Cherwell Local Plan Part 1. Great Bourton is recognised as a Category B village in the Cherwell Local Plan 2011 – 2031 Part 1. Category B villages are considered to be ‘satellite villages’, that is smaller villages associated with a larger service centre. Within Category B villages, residential development will be restricted to the conversion of non-residential buildings, infilling and minor development comprising small groups of dwellings on sites within the built up area of the settlement. 
8.5. Although the existing group of farm buildings is on the edge of the village the site is considered to be within the built limits of the village, as there are dwellings on the western side of Manor Road and the northern side of Stanwell Lane, with the site bounded to the south and east by residential land use and also land to the west which relates more to the village than the countryside. The proposed set of dwellings relate well to the pattern of development and whilst the proposed buildings would extend slightly further to the west than the existing farm buildings, this is not considered to intrude significantly further into the countryside than the existing built development in this part of the village. Furthermore, the development is identical to the previously approved scheme, which remains extant, and there has not been a significant change in policy context since this approval.
8.6. The proposed development is thus considered to be acceptable minor development within the built-up limits of the village and is therefore considered acceptable in principle, subject to the material considerations that shall be discussed below.

Design, impact on the character of the area and heritage assets

8.7. 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.

8.8. Saved Policies C28 and C30 of the Cherwell Local Plan 1996 exercise control over all new developments to ensure that the standards of layout, design and external appearance are sympathetic to the character of the context. New housing development should be compatible with the appearance, character, layout, scale and density of existing dwellings in the vicinity. 

8.9. Policy ESD15 of the Cherwell Local Plan 2011 – 2031 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, and should respect the historic environment including Conservation Areas and listed buildings.
8.10. Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 (as amended) states that: In considering whether to grant planning permission for development which affects a listed building or its setting, the local planning authority…shall have special regard to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possesses.

8.11. Crockwell House is a Grade II Listed Building and the barns on the site are considered to be curtilage listed. The reserved matters application would need to be submitted alongside a listed building consent application for the demolition and conversion of the curtilage listed buildings.
8.12. All matters are reserved for this outline application and so details of layout, scale and appearance are for future consideration.  Given that the site is within the setting of the listed building and contains curtilage listed buildings, it would normally be expected for the outline application to include assessment of layout and scale at this stage rather than as reserved matters.  However, it is recognised that layout and scale were reserved matters in the extant outline consent.  It is therefore necessary to determine at this stage whether acceptable details can be achieved. The indicative site plan shows the conversion and retention of the farm building at the south of the site and the demolition of the farm buildings to the north, with two new single storey dwellings constructed in their place.

8.13. The proposed layout of the buildings is in a courtyard arrangement, loosely following the arrangement of the existing buildings. This arrangement would result in a development that would be well-contained within the site and is considered to relate well to the existing farmhouse, Crockwell House. In a wider context, the development would relate well to development on the north side of Manor Road and Stanwell Lane and would not represent a harmful or significant intrusion of built development into the countryside. The proposal for the dwellings to be kept single storey and relatively simple in form would also be appropriate given the farmyard context and their location within the setting of the listed building, and would also provide a transition in built form at the edge of the village.
8.14. There are some elements of the indicative scheme that could be improved upon. In particular it is considered that the two new dwellings proposed to the north of the site would need to be linked, and forward projections would need to be avoided, to better reflect a traditional courtyard arrangement. Landscaping and parking will also need to be carefully planned so as to maintain, as far as possible, the essence of an open farmyard setting. However, these matters can be satisfactorily addressed at reserved matters stage.

8.15. A number of the existing buildings on the site are proposed to be demolished under this application, with some of these buildings considered to be curtilage listed. The farm buildings that are proposed to be demolished are in a poor state of repair and are of limited architectural value, with a number of modern interventions and alterations. The applicant has produced an assessment of the heritage value of the buildings, and from reading this and my observations on site it appears to me that the significance of the buildings is primarily derived from their plan form and historic relationship to Crockwell House rather than any particular merit in the fabric and appearance of the buildings themselves. The retention of historic walls would be desirable. However, on the basis of the evidence before me I consider it highly unlikely the buildings would be structurally capable of conversion given their dilapidated state. 

8.16. The demolition of these curtilage listed buildings would result in substantial loss or harm and as such the tests of Paragraph 195 of the NPPF must be applied and this was considered under the previous application (then Paragraph 133). It was considered that the nature and condition of these curtilage listed buildings prevents all reasonable uses of the buildings in their current form and that the buildings are no longer useful for modern agricultural working practices and were beyond economic repair. This being the case, it was considered that the second test of Paragraph 195 is also met. The limited architectural and historic value of the buildings in their own right meant that it was considered highly unlikely that grant-funding could be secured to restore these buildings, particularly given the amount of rebuilding and alteration that would be required. Finally, it was considered the application presented an opportunity to bring the site back into a use that, if the development was carried out sensitively, would enhance the setting of the principal listed building. It was therefore concluded that the proposal passed the tests of Paragraph 195 and the harm that would result was justified in this case. The scheme is still extant and I have no reason to go against this judgement. 
8.17. The layout of the single storey buildings in a courtyard arrangement around the listed building, as shown on the illustrative layout, is considered to preserve the setting of Crockwell House and if carried out sensitively would enhance its setting. This would retain the primacy and significance of the listed building, providing that the proposed dwellings were appropriately designed in this layout. 

8.18. Therefore, in conclusion on this matter, whilst the proposal would result in the loss of some curtilage listed buildings, taking into account the poor structural condition of these buildings and what I have judged to be their limited heritage value in their own right, it is considered that the harm that would result is outweighed by the benefits in this case and that an acceptable scheme could be achieved at reserved matters stage that would at very least preserve, if not enhance, the setting and significance of the principal listed building, Crockwell House and that would not cause harm to character and appearance of the wider area.
Residential amenity

8.19. 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. 

8.20. No elevations have been provided as part of this outline application and thus it is not possible to comment on whether the layout on the indicative site plan would result in overlooking or a loss of privacy. The closest dwelling to the site would be Crockwell House to the east, the farmhouse to which the former farm buildings would have related.

8.21. However, owing to the siting and scale of the proposed buildings it is considered unlikely that there would be an impact in this regard. Furthermore, there are no dwellings to the north and the dwellings would be sited a sufficient distance away from those to south and east of the site. As such it is considered that acceptable details could be agreed at reserved matters stage that would achieve a good level of amenity for existing and proposed residents.
Highway safety

8.22. Concerns have been raised during the consultation process regarding the issues of highway safety and access. Manor Road is a narrow road which tapers to being wide enough only for one car in places. The Highways Officer has offered no objections to the scheme, subject to a number of conditions. These conditions relate to the submission of further details of the access, turning area, car and cycle parking provision and a construction traffic management plan. As this application is outline with all matters reserved, the access condition is the only one that is appropriate to be imposed at this stage, in order to ensure that safe access can be provided to the site. All other matters can be addressed at reserved matters stage.
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 application is a resubmission of the previously approved scheme, which remains extant at this time. The proposal is therefore acceptable in principle as minor development within the built limits of a Category B village. The proposal is considered to be of a design, scale and style that is sympathetic to the context of the development and, whilst there would be harm to heritage assets as a result of the demolition of curtilage listed buildings, this harm is considered acceptable and justified in this case having regard to the tests of Paragraph 195 of the NPPF, with details of the scheme being secured at reserved matters stage. It is considered that a reserved matters scheme could achieve a development that would not cause harm to the amenities of neighbours or the safety of the local highway network. 
	10. RECOMMENDATION
That permission is granted, subject to the following conditions:
1. No development shall be commenced until full details of the access, layout, scale, appearance and landscaping (hereafter referred to as reserved matters) have been submitted to and approved in writing by the Local Planning Authority.

Reason: This permission is in outline only and to comply with the provisions of Section 92 of the Town and Country Planning Act 1990, as amended by Section 51 of the Planning and Compulsory Purchase Act 2004, and Article 5(1) of the Town and Country Planning (Development Management Procedure) Order 2015 (as amended).

2. In the case of the reserved matters, application for approval shall be made not later than the expiration of three years beginning with the date of this permission.

Reason: This permission is in outline only and to comply with the provisions of Section 92 of the Town and Country Planning Act 1990, as amended by Section 51 of the Planning and Compulsory Purchase Act 2004, and Article 5(1) of the Town and Country Planning (Development Management Procedure) Order 2015 (as amended).

3. The development to which this permission relates shall be begun not later than the expiration of two years from the final approval of the reserved matters or, in the case of approval on different dates, the final approval of the last reserved matters to be approved.

Reason: This permission is in outline only and to comply with the provisions of Section 92 of the Town and Country Planning Act 1990, as amended by Section 51 of the Planning and Compulsory Purchase Act 2004, and Article 5(1) of the Town and Country Planning (General Development Procedure) Order 2015 (as amended).

4. Except where otherwise stipulated by conditions attached to this permission and unless otherwise agreed with the Local Planning Authority, the development shall be carried out strictly in accordance with the following documents and drawings:

3561/B Map and 3561/20E.
Reason: For the avoidance of doubt, to ensure that the development is carried out only as approved by the Local Planning Authority, and in accordance with Government guidance contained within the National Planning Policy Framework.
5. Prior to the commencement of the development hereby approved, full details of improvements to the means of access between the land and the highway, including, position, layout, construction, drainage and vision splays, shall be submitted to and approved in writing by the Local Planning Authority. Thereafter, the means of access shall be improved and retained in accordance with the approved details.

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

6. Prior to the commencement of the development hereby approved, a Construction Traffic Management Plan (CTMP) shall be submitted to and approved in writing by the Local Planning Authority. The submitted CTMP shall as a minimum detail:


(a)
measures to protect the existing public right of way during construction work


(b)
arrangements for the access and parking of construction vehicles


(c)
arrangements for the delivery and storage of materials to the site


(d)
arrangements for the removal of waste materials from the site

Thereafter the development shall be carried out strictly in accordance with the approved CTMP.

Reason - In the interests of highway safety, and to minimise the impact of the construction phase of development on the users of the public highway, to comply with Government guidance contained within the National Planning Policy Framework.

7. The dwellings hereby approved shall be no more than single storey in scale.

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 preserve the setting of listed buildings, to comply with Policy ESD15 of the Cherwell Local Plan 2011 – 2031 Part 1, Saved Policies C28 and C30 of the Cherwell Local Plan 1996 and Government guidance contained within the National Planning Policy Framework.
PLANNING NOTE

1. 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. 

2. The illustrative layout shown on Drawing No: 3561/20E is not considered acceptable for reserved matters submission. In particular it is considered that the layout does not successfully preserve the historic farmyard setting to Crockwell House, and the form of the new dwellings (detached and with front projections) does not successfully replicate the simple form of traditional agricultural buildings. It is recommended that pre-application advice is sought in respect of a revised scheme prior to making a reserved matters submission.
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