Planning Committee: 12 March 2025 Item Number: 9

Application No: W 24 / 1501

Registration Date: 05/12/24
Town/Parish Council: Sherbourne Expiry Date: 30/01/25
Case Officer: Lucy Shorthouse
01926 456528 lucy.shorthouse@warwickdc.gov.uk

Agricultural lean-to, land at Vicarage Lane, Sherbourne
Proposed part demolition of existing agricultural building (lean-to on southwest
elevation) FOR Rainier Developments Ltd.

This application is being presented to Committee due to the number of objections
received, including an objection from the Parish Council.

RECOMMENDATION

It is recommended Planning Committee grant this application for the reasons set
out in this report.

DETAILS OF THE DEVELOPMENT

The application seeks the part demolition of an agricultural building, specifically
the lean-to on the southwest elevation.

THE SITE AND ITS LOCATION

The existing building on the wider site is a freestanding blockwork/steel-clad
structure which is currently used for agricultural purposes. The demolition relates
to a lean-to on the southwest elevation. It is accessed off Vicarage Road,
Sherbourne. The site is washed over by Green Belt. The boundary of Sherbourne
Conservation Area cuts the site, with the lean-to wholly falling within the
Conservation Area, and not the remaining building.

PLANNING HISTORY

W/24/0981 - Prior approval under the General Permitted Development Order
2015 (as amended) (GPDO) Part 3, Class Q for the change of use of an
agricultural building into three residential dwellings (Use Class C3) and
associated operational development under Class Q parts (a) and (b) of the GPDO
- Refused

RELEVANT POLICIES

National Planning Policy Framework

Warwick District Local Plan 2011-2029

HE1 - Protection of Statutory Heritage Assets
HE2 - Protection of Conservation Areas

NE3 - Biodiversity
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SUMMARY OF REPRESENTATIONS

WDC Conservation - No Objection
WCC Ecology - No Objection, notes added

Barford, Sherbourne and Wasperton Joint Parish Council - Objection with
regard to previously refused application and possible future development

Public - 23 objections on the grounds of:

not preserving the character of the Conservation Area
removal of 'site protection' for possible future development
impact on amenity

negative ecological impact and reduction in biodiversity
increase of traffic and pollution

ASSESSMENT

Impact on character and appearance of the Conservation Area

The main issue relevant to the consideration of this application is the impact on
the Sherbourne Conservation Area.

Section 72 of the Planning (Listed Buildings and Conservation Areas) 1990
imposes a duty when exercising planning functions to pay special attention to the
desirability of preserving or enhancing the character of a Conservation Area.

Paragraph 212 of the NPPF states that when considering the impact of a proposed
development on the significance of a designhated heritage asset, great weight
should be given to the asset's conservation. Paragraph 215 of the NPPF states that
where a development proposal will lead to less than substantial harm to the
significance of a designated heritage assets, the harm should be weighed against
the public benefits of the proposal, including securing its optimum viable use.
Paragraph 220 of the NPPF states not all elements of a Conservation Area will
necessarily contribute to its significance, and that loss of a building which makes
a positive contribution to the significance should be treated as substantial harm,
or less than substantial harm under paragraph 215, as appropriate.

Policy HE1 of the Local Plan mirrors the above requirements of the NPPF. The
explanatory text for HE1l clarifies that in considering applications relating to
Conservation Areas, the Council will require that proposals do not have a
detrimental effect upon the integrity and character of the building or its setting,
or the Conservation Area. Local Plan policy HE2 supports this and states that it is
important that development both within and outside a conservation area, including
to unlisted buildings, should not adversely affect its setting by impacting on
important views and groups of buildings within and beyond the boundary.
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The demolition proposed is limited to the lean-to on the southwest elevation,
measuring approximately 7 by 3 metres. It is predominantly corrugated metal
sheet, loosely fitted to a metal frame.

The character of Sherbourne Conservation Area is described (within the CA leaflet)
as being very much of that of an estate village associated with Sherbourne Park.
The character is further defined by separate areas, including the top part of
Vicarage Lane which is said to be characterised by Sherbourne House and
converted farm buildings. The CA leaflet also notes important views, noting from
Vicarage Lane there are open views across the village which are important to the
maintenance and character of this part of the village.

The application building is set back approximately 14 metres from the highway. It
is not explicitly noted within the Conservation Area appraisal, and Officers do not
consider it to contribute to the character of the heritage asset, nor does it form
part of any important views. Therefore the demolition is considered to preserve
the character of the Conservation Area.

WDC Conservation have been consulted, and echo the above assessment, stating
the existing lean-to is not considered to hold any heritage value and does not
contribute towards the appearance or character of Sherbourne Conservation Area.
Therefore no objections are raised.

The proposal is considered acceptable and in accordance with the aforementioned
policies.

Impact on Ecology

Local Plan Policy NE3 seeks to protect biodiversity, stating development will be
expected to ensure if avoids negative impacts on existing biodiversity.

The Council's Ecologist was consulted, and requested a Preliminary Bat Roost
Assessment. This was submitted, and in further consultation the Ecologist raises
no objection to the proposal. The PRA found the building was constructed of
materials less favoured by bats and had open elements with no evidence of bat
use found. Advisory notes have been added with recommendations for the
proposed works to be carried out sensitively.

One objection received notes there are no Biodiversity Net Gains demonstrated.
However, as the application does not impact a priority habitat or more than 25
square metres of on-site habitat, the development is below the statutory threshold
and is therefore exempt from BNG requirements.

The application is considered to comply with Local Plan Policy NE3.

Other matters

A total of 23 representations were received from members of the public on this
application, all of which objected to the application. An objection was also raised
by Barford, Sherbourne and Wasperton Joint Parish Council.
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Many of the objections raise concern that the application is not stated to relate to
any previous applications. Officers can confirm they are aware of the site history,
and the previous Class Q application on this site. This is a separate application in
response to a previous determination, but is considered on its own merits and
assessed against the NPPF and Local Plan. Members of the public can be assured
that Officers are aware of the previous application.

This previous application (Ref. W/24/0981) was for Prior Approval under the GPDO
Part 3 Class Q for the change of use from an agricultural building into three
residential dwellings. This was refused due to part of the existing building being
within the Sherbourne Conservation Area, which contravenes one of the
limitations of Class Q. The part of the building which falls within the Sherbourne
Conservation Area is limited to the lean-to which is subject to this current
application.

It is suggested in many of the comments that approving the demolition of the
lean-to will remove the ‘protection’ of the wider site, giving regard to the previous
application reason for refusal. It is suggested that allowing the demolition of the
lean-to will in turn allow future developments to be consented, such as the
construction of houses. It is important to note Officers can only consider the
application before them, which includes the demolition of the lean-to only. Further
potential submissions are not a material consideration. Comments make reference
to the harm future development at the site may have on the conservation area
and character of Sherbourne. However, the assessment of the current application
is limited to the impact of the demolition only, and for the reasons detailed
previously in this report, Officers consider the removal of the lean-to to be
acceptable.

Comments received also refer to amenity being impacted. Officers consider there
is no change to impact on amenity to neighbouring properties or future occupiers,
therefore with regard to amenity the proposals are considered acceptable.

Comments make reference to the established building use over the last 10 years,
and there are some disagreements as to whether the building should be described
as agricultural. However, the use of the building has no impact on the assessment
of the demolition, which for aforementioned reasons is considered to be
acceptable.

An objection is raised on the grounds of increased traffic and pollution, however
the increase in traffic is considered to be linked with potential future housing
developments, rather than the removal of the lean-to, and is therefore not a
material consideration for this application.

CONCLUSION

The lean-to is of no heritage value, and is not considered to contribute to the
appearance or character of the conservation area. Therefore it is recommended
that planning permission is granted for the demolition of the lean-to.

CONDITIONS

Item 9 / Page 4



1 The development hereby permitted shall begin not later than three
years from the date of this permission. Reason: To comply with Section
91 of the Town and Country Planning Act 1990 (as amended).
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