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MEETING:
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COMMITTEE ROOM 1, COUNCIL OFFICES, WOODGREEN,
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DATE:
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TIME:

2.00 PM (Officers will be in attendance to discuss applications with
Members of the Sub-Committee from 1:30 pm)

Members of the Sub-Committee
Councillors: Jeff Haine (Chairman), Geoff Saul (Vice-Chairman), Andrew Beaney,
Richard Bishop, Mike Cahill, Natalie Chapple, Nigel Colston, Julian Cooper,
Derek Cotterill, Merilyn Davies, Ted Fenton*, David Jackson, Neil Owen and
Alex Postan
(*Denotes non-voting Member)
RECORDING OF MEETINGS
The law allows the council’s public meetings to be recorded, which includes filming as
well as audio-recording. Photography is also permitted.
As a matter of courtesy, if you intend to record any part of the proceedings please let
the Committee Officer know before the start of the meeting.
_________________________________________________________________
AGENDA
1.

Minutes of the meeting held on 7 October 2019 (copy attached)

2.

Apologies for Absence and Temporary Appointments

3.

Declarations of Interest
To receive any declarations of interest from Councillors relating to items to be
considered at the meeting, in accordance with the provisions of the Council’s Local
Code of Conduct, and any from Officers.
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4.

Applications for Development (Report of the Business Manager –
Development Management – schedule attached)
Purpose:
To consider applications for development, details of which are set out in the attached
schedule.
Recommendation:
That the applications be determined in accordance with the recommendations of the
Business Manager – Development Management.

5.

Applications Determined under Delegated Powers together with appeal
decisions (Report of the Business Manager – Development Management copy attached)
Purpose:
To inform the Sub-Committee of the applications determined under delegated powers
together with appeal decisions.
Recommendation:
That the report be noted.

Giles Hughes
Chief Executive

This agenda is being dealt with by Paul Cracknell - Tel: (01993) 861523
Email: paul.cracknell@westoxon.gov.uk
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Agenda Item 1
WEST OXFORDSHIRE DISTRICT COUNCIL
Minutes of the meeting of the
UPLANDS AREA PLANNING SUB-COMMITTEE
held in Committee Room 1, Council Offices, Woodgreen, Witney, Oxon
at 2.00pm on Monday 7 October 2019.
PRESENT
Councillors: Jeff Haine (Chairman), Geoff Saul (Vice-Chairman), Andrew Beaney,
Richard Bishop, Mike Cahill, Nathalie Chapple and Nigel Colston, Derek Cotterill,
Dave Jackson Neil Owen, Elizabeth Poskitt and Alex Postan.
Officers in attendance: Joan Desmond, Chloe Jacobs, Sarah Hegerty, Chris Wood and
Paul Cracknell.
26.

MINUTES
RESOLVED: That the minutes of the meeting of the Sub-Committee held on 2
September 2019, copies of which had been circulated, be confirmed as a correct record
and signed by the Chairman.

27.

APOLOGIES FOR ABSENCE AND TEMPORARY APPOINTMENTS
Apologies for absence were received from Councillors Merilyn Davies and Ted Fenton.
Councillor Elizabeth Poskitt attended for Councillor Julian Cooper.

28.

DECLARATIONS OF INTEREST
Whilst not a disclosable interest, Councillor Beaney advised that the applicant in respect of
Application No. 19/00920/FUL (Corner House, Church Road, Churchill) was known to
him, they both having served as Governors of Enstone Primary School. He indicated that
this was not such as to preclude his participation in consideration of the application.
There were no other declarations of interest from Members or Officers relating to
matters to be considered at the meeting.

29.

APPLICATIONS FOR DEVELOPMENT
The Sub-Committee received the report of the Business Manager – Development
Management, giving details of applications for development, copies of which had been
circulated.
A schedule outlining additional observations received following the production of the
agenda was circulated at the meeting, a copy of which is included within the Minute Book
and published on the Council’s website.
(In order to assist members of the public, the Sub-Committee considered the applications
in which those present had indicated a particular interest in the following order:19/01310/FUL, 19/00991/RES, 19/00920/FUL, 19/01931/FUL, 19/01954/HHD,
19/01955/LBC and 19/01067/HHD.
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The results of the Sub-Committee’s deliberations follow in the order in which they
appeared on the printed agenda).
RESOLVED: That the decisions on the following applications be as indicated, the reasons
for refusal or conditions related to a permission to be as recommended in the report of
the Business Manager – Development Management, subject to any amendments as detailed
below:3

19/00920/FUL

Corner House, Church Road, Churchill
The Planning Officer, Chloe Jacobs, introduced the application.
The applicant, Mr Peter Dunnicliffe, addressed the meeting in support of the
application. A summary of his submission is attached as Appendix A to the
original copy of these minutes.
Councillor Chapple asked Mr Dunnicliffe to amplify upon the environmental
measures he intended to employ. He advised that he intended to install an air
source heat pump and a wood pellet boiler and to source electricity from
green energy providers as he did now. The property would also have disabled
access. In response to a further question he advised that the hedge to the
highway boundary would be planted with evergreen species to match the
existing whilst those on the other boundary would be mixed. Mr Dunnicliffe
also advised that the ‘workshop’ would only be used for storage.
The Planning Officer then presented the report containing a recommendation
of refusal.
Having attended the site visit, Councillor Owen expressed his support for the
application. He felt that the Officers’ case for refusal was weak and did not
consider that there were grounds on which to refuse consent.
Mr Owen considered the proposed development to be policy compliant and
proposed that the application be approved.
Councillor Haine reminded Members that the Council’s Conservation
Architect had suggested that a similar amount of accommodation could be
provided in a less harmful form and siting by moving the development in from
the boundaries.
In seconding the proposition, Councillor Cotterill acknowledged the
Conservation architect’s concerns but noted that there was already a building
on the boundary. The height of the proposed annex and workshop was much
the same as the existing building and Councillor Cotterill suggested that, with
the additional landscaping proposed, there would be little extra visibility from
the public domain. Councillor Cotterill also felt that the view of the church
would not be compromised as it was not visible from the road at this point.
He considered the design to be acceptable and the proposed development
discrete and was content that it would not obscure views.
Councillor Beanery agreed that the development was policy compliant and
believed that, once appropriate boundary treatment had been put in place;
there would be no particular issues.
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Councillor Jackson concurred but felt that the main issue was the proximity of
the annex to existing trees on the site and the suggestion that this could
prejudice their retention in the future.
Having viewed the site, Councillor Bishop agreed that there were no grounds
for refusal. The annex simply replaced an existing building and would not be
unduly visible.
Councillor Postan suggested that the workshop would be more likely to be
used if it were directly linked to the residential property. He suggested that
good design did not need to be hidden behind a hedge but, having visited the
site, was in favour of the development.
Councillor Chapple indicated that she had been undecided over the
application but was encouraged by the applicant’s intention to employ
environmentally friendly measures.
Councillor Saul indicated that this was a sensitive location as the land was a
raised and prominent site. He had concerns and did not view the application
favourably. If planning permission were to be granted he felt that it was
important that appropriate conditions were applied, including conditions
regarding the hedge and boundary treatment
Councillor Poskitt questioned whether the Conservation Architect’s concerns
had been excessive but suggested that occupation of the annex should be tied
to the principal dwelling.
Councillor Colston stated that he was not keen on single storey buildings and
did not believe that the annex fitted well on the site. He agreed that its
occupation should be ancillary to the main dwelling.
The recommendation of conditional permission was then put to the vote and
was carried.
Permitted subject to such conditions as are considered appropriate by the
Business Manager – Development Management in consultation with the
Chairman of the Sub-Committee.
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19/00991/RES

Land South of Oxford Road, Enstone
The Senior Planner (Appeals), Chris Wood, introduced the application.
The applicant’s agent, Mr Peter Frampton, addressed the meeting in support
of the application. A summary of his submission is attached as Appendix B to
the original copy of these minutes.
Councillor Chapple noted that the frontage properties were to be
constructed in natural stone and questioned what materials were to be used
elsewhere on the site. Mr Frampton advised that a mixture of materials was to
be employed including reconstituted stone, brick and render. He pointed out
that the proposed conditions required samples of all external walling and
roofing materials to be submitted and approved prior to the commencement
of construction with sample panels being constructed on the site.
Councillor Chapple questioned why such a mix of materials had been
proposed and Mr Frampton explained that it was to provide texture and
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interest throughout the site. Natural stone had been proposed for the
frontage as this was the most significant aspect of the development.
The Senior Planner then presented the report containing a recommendation
of conditional approval. In terms of the concerns expressed over drainage, he
reminded Members that this issue had been considered in depth during the
appeal process and addressed through conditions on the outline consent.
Councillor Beaney was pleased to note that the development was set to
deliver in excess of 50% affordable housing. He noted that landscaping
conditions generally called for the replacement of any planting that failed
within a five year period and the Senior Planner confirmed that this
requirement had been addressed in the outline consent.
Mr Beaney also questioned how the question of radon protection measures
was to be addressed and suggested that an appropriate condition should be
applied. He also questioned whether a condition requiring garages to be
retained for use as such could be applied and asked what arrangements for the
maintenance of the landscaped area of the site had been put in place.
The Senior Planner advised that there was sufficient on plot parking and that
maintenance of the landscaped area had been addressed through the Section
106 agreement.
Councillor Beaney also sought an assurance that the development would not
disrupt water supplies to existing dwellings and the Senior Planner advised
that this had been addressed through conditions on the outline consent.
Councillor Beaney then proposed that the application be approved subject to
an additional condition regarding radon protection measures.
In seconding the proposition, Councillor Colston indicated that, whilst the
outline application had been granted on appeal, he was pleased to see that it
was to provide 50% affordable housing. He expressed the hope that the
existing trees on the site would be retained so far as possible and indicated
that he also shared the concerns expressed over potential flooding.
Councillor Cotterill questioned how radon protection measures would be
incorporated into the properties and asked if any environmental measures
such as photo-voltaic cells had been required at appeal. The Senior Planner
advised that no such measures had been required.
Councillor Postan indicated that groundworks were likely to impact upon the
watercourse with the result that the location of springs would be changed. He
suggested that flood amelioration measures should be stepped up to cater for
a 1 in 1,000 year flood event. The Senior Planner assured Members that this
issue had been taken very seriously at appeal and addressed through surface
water conditions on the outline consent. He did not feel that any further
conditions were required.
Councillor Beaney noted that it was for the applicants to demonstrate that
appropriate measures could be put in place. Councillor Poskitt suggested that
there was ample land available within the green space on the site to resolve
any flooding issues. Her concern related to the potential conflict between
vehicles when entering the site and the use of tandem parking. The Senior
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Planner advised that the Highway authority was content with the access and
parking arrangements hence there was nothing to warrant refusal of consent.
Councillor Chapple expressed her disappointment that no environmental
features were to be provided as she believed that solar panels should be
installed on all new developments. She considered that appropriate drainage
arrangements should be put in place prior to the commencement of
construction of the housing. The Senior Planner advised that the outline
conditions required drainage arrangements to be approved prior to the
commencement of development.
Beaney questioned whether condition 5 was appropriate when it had been
applied but not enforced on other developments in the vicinity. The senior
Planner advised that it was thought to be justified in this instance. Councillor
Beaney also felt it important that appropriate colours were used on rendered
surfaces.
Councillor Jackson noted that the properties had been kept well away from
the trees on the site and sought clarification as to which of these were
existing and which were new. He welcomed the re-building of the boundary
wall and agreed with Councillor Chapple that the installation of environmental
measures should be mandatory.
The recommendation of conditional approval was then put to the vote and
was carried.
Permitted subject to the following additional condition:9.

No construction work shall take place on any of the dwellings hereby
approved until a Remediation Scheme relating to possible contamination
arising from pollutants including radon and soil gases, specifying the
measures to be taken to remediate the site to render it suitable for the
development hereby permitted has been submitted to and approved in
writing by the Local Planning Authority.
The approved Remediation Scheme shall be fully implemented in
accordance with the approved timetable of works and before the
development hereby permitted is first occupied. Any variation to the
scheme shall be agreed in writing with the Local Planning Authority in
advance of works being undertaken. On completion of the works the
developer shall submit to the Local Planning Authority written
confirmation that all works were completed in accordance with the
agreed details.
If, during the course of development, any contamination is found which
has not been identified in the site investigation, additional measures for
the remediation of this contamination shall be submitted to and approved
in writing by the Local Planning Authority. The remediation of the site
shall incorporate the approved additional measures.
Reason: To ensure safe living conditions for future residents with regard
to soil contamination including risks from radon and soil gases.
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19/01067/HHD Eleftheria, Hastings Hill, Churchill
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The Planning Officer, Sarah Hegerty, presented the report containing a
recommendation of refusal.
Councillor Owen expressed his support for the development. He noted that
the Parish Council had no objection to the application and indicated that he
considered the design to be acceptable. Off street parking would be retained
and it would still be possible to gain access to the rear of the site.
It was proposed by Councillor Owen and Seconded by Councillor Postan that
the application be approved.
Looking at the floor plans, Councillor Cotterill suggested that the internal
layout could be revised to reduce the space taken up by the large landing. He
considered the extension would be too close to the neighbouring property
and questioned whether it would be possible to get vehicular access to the
rear of the property.
Councillor Saul considered the Officers’ assessment of the application to be
correct. The extensions were not subservient to the host dwelling and
created a massing effect that would be overbearing to the adjacent property.
He was opposed to the removal of the front wall and the creation of on-plot
parking to the frontage and indicated that he would support the Officer
recommendation of refusal.
Councillor Chapple suggested that it was not only the height of the extension
but its overall footprint that was of concern in this location, although the
design may well be appropriate elsewhere.
Councillor Postan advised that sufficient space would remain between the
extension and the boundary to enable a vehicle to access the rear of the
property.
Councillor Colston noted that this and the adjoining property were
symmetrical and felt that the loss of the frontage wall would be regrettable.
Whilst there was scope to extend the property, he considered the current
proposals to be excessive and in need of revision.
Councillor Haine indicated that he had some concern over the impact of the
development upon the neighbour’s conservatory.
As there would be adequate parking to the frontage, Councillor Chapple
questioned why vehicular access to the rear of the property was an issue.
Councillor Haine reminded Members that the site was within a Conservation
Area and Councillor Poskitt agreed that the proposed extensions were too
large and would give rise to overlooking.
The recommendation of approval was then put to the vote and WAS LOST.
The Officer recommendation of refusal was then proposed by Councillor Saul
and seconded by Councillor Colston and on being put to the vote was
carried.
Refused
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19/01310/FUL Land East of South Lawn, Swinbrook
Item 1 / Page 6

Agenda Item 1
The Principal Planner, Joan Desmond, introduced the application
Mr Michael Bloor, addressed the meeting in opposition to the application. A
summary of his submission is attached as Appendix C to the original copy of
these minutes.
Mrs Susan Meech, representing the Swinford and Widford Parish Council,
addressed the meeting in opposition to the application. A summary of his
submission is attached as Appendix D to the original copy of these minutes.
In response to a question from Councillor Postan, Mrs Meech advised that the
nearest mains water supply was found some 1,200 metres to the north east at
Langley Farm. In response to a further question she advised that most
properties in Swinbrook were served by a mains water supply with some 25
properties being on private supplies.
Mr Dominic White then addressed the meeting on behalf of the applicants in
support of the application. A summary of his submission is attached as
Appendix E to the original copy of these minutes.
Councillor Jackson noted that Mr White had indicated that it was intended to
connect to a mains water supply “if possible” and sought clarification of the
constraints. Mr White advised that, in order to make a connection, the
applicants would have to cross land outside their control. He emphasised the
importance of securing a reliable water supply as supplies from springs could
move.
In response to a question from Councillor Poskitt, Mr White advised that
some 28 horses had previously been stabled at the site.
The Principal Planner then presented the report containing a recommendation
of conditional approval.
Councillor Postan acknowledged that this application had been a divisive issue
within the local area. Whilst he had not hunted himself, he was aware of both
the impact and delight arising from the activity. The local landscape within the
Area of Outstanding Natural Beauty was a national treasure that was
essentially man made and a reflection of both agriculture and hunting.
Councillor Postan considered that there were no logical planning grounds
upon which to refuse consent or successfully defend any subsequent appeal.
However, the Council had to defend the rights of local residents and, to do
so, needed to set clear conditions on any consent.
Councillor Postan suggested that a routeing agreement should be applied to
direct the flow of traffic to the A361 and northwards. However, whilst
commercial vehicles could be recognised and controlled in this way, he
acknowledged that this would be difficult to enforce in relation to private
vehicles but felt that it would be appropriate to make such a request by way
of an informative note.
Councillor Postan indicated that noise from the hounds would only be likely
when they were being fed or exercised and, as they could delay traffic,
suggested that the applicants take advice so as to ensure that their use of the
roads did not become problematic.
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The use of fallen stock was a traditional and useful means for farmers to
dispose of fallen animals but could be unpleasant in rural areas. Councillor
Postan noted that packs were mostly fed by other means and suggested that
the use of fallen stock should be prohibited.
Councillor Postan noted that there were three watercourses within his own
ward, all of which were experiencing reduced flow due to a combination of
abstraction, changed to groundwater levels and global warming. In areas
where the underlying structure was semi-permeable stone, water found its
own way and springs could dry up. It was essential that a reliable water source
was established either by connecting to the mains supply or through
excavating boreholes and it was important that appropriate conditions were
put in place.
Kennel waste had to be dealt with and the applicants needed to have an
appropriate and detailed plan as to how this was to be addressed.
The introduction of kennels to this rural area would ensure that this
traditional local rural employment remained within the District of West
Oxfordshire and Councillor Postan concluded by suggesting that some
financial contribution to the local community would be welcome.
Councillor Postan proposed that the application be permitted subject to the
additional conditions referred to above. The Proposition was seconded by
Councillor Colston.
The Principal Planner advised Members of the need for caution with regard to
the additional conditions proposed and the Sub-Committee that any
conditions had to be necessary, reasonable and enforceable. She indicated that
a routeing agreement would be difficult to enforce and noted that there was
no support for such a proposal from the Highway Authority. Equally, given
that there were other regulations applicable to the use of fallen stock and the
disposal of kennel waste; she questioned whether conditions to control such
action would be reasonable.
Councillor Colston advised that he lived adjacent to the existing kennels in
Chipping Norton and had never found them to be a problem. Local residents
would be sorry to see them relocate but acknowledged that this was
necessary as the area was becoming an increasingly urbanised environment.
He believed the current application to be sound and policy compliant and one
which would retain traditional rural employment in the area. He sought to
reassure concerned local residents through his own experience and reminded
Members that the site had previously been used for rearing cattle which
would have required a far greater volume of water. The current proposal
would also reduce the number of horses stabled at the site and Councillor
Colston was satisfied that it would not give rise to issues in relation to the
local water supply.
Councillor Colston considered that the accommodation proposed on the site
was necessary and believed that, as the site was a mile and a half from the
village with an area of woodland in-between, noise would not be an issue. He
suggested that the vast majority of traffic would go to the north as it was
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most unlikely that anyone would take the route through Swinbrook by choice
as the Hunt’s territory lay to the north and north east. In conclusion,
Councillor Colston indicated that, whilst as a farmer he would regret the loss
of opportunity of disposing of fallen stock in this way, he recognised that this
was becoming less and less common.
Whilst not opposed to the application, Councillor Beaney questioned whether
all the accommodation proposed was necessary for operational reasons and
whether the proposed conditions were adequately framed. He questioned the
use by seasonal workers and sought clarification as to what constituted a
specialist key worker. He also questioned whether the condition regarding
lighting was sufficient.
Councillor Beaney recognised that a routeing agreement could not be
imposed by condition but agreed that a note to that effect should be applied.
He advised that he still had concerns over the water supply and considered
that further details were required. Councillor Beaney asked if a condition
could be applied to require the submission of details as to arrangements for
the supply of water prior to any consent being implemented. He also agreed
that a condition should be applied precluding the use of fallen stock.
The Principal Planner advised that the information supplied as part of the
application showed accommodation for two managers plus a number of
regular ‘seasonal’ staff who were employed for a large part of the year. Having
considered the information provided, Officers were satisfied with the business
case submitted by the applicants. The proposed accommodation was thought
to be justified and Officers considered permanent accommodation was
preferable to the use of caravans. Occupation was to be tied to the hunt yard
activities.
The lighting condition proposed was intended to control the use of lights in
the exercise yard and, whilst some of the buildings would have roof lights, it
was not thought that this would result in light pollution.
The Principal Planner agreed that a note regarding vehicle routeing would be
appropriate and advised that, whilst there were no technical objections in
relation to the water supply (and the Environment Agency was the
responsible authority in relation to groundwater extraction) a condition
requiring the submission of details could be applied. She did however point
out that this information would be forthcoming through the Environment
Agency in any event.
The Principal Planner also confirmed that a condition regarding the use of
fallen stock could also be imposed.
Councillor Beaney noted that this site was rather open when compared with
the existing facility at Chipping Norton and asked whether this could give rise
to issues in relation to its security. The Principal Planner advised that this was
why it had been thought appropriate to impose a lighting condition.
Councillor Cotterill noted that the proposed accommodation did not appear
particularly residential and hence was unlikely to be attractive on the open
market. He also noted that the Environmental Services response had made
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recommendations regarding tree planting and the Principal Planner confirmed
that these would be addressed through the proposed landscaping condition.
Councillor Owen expressed his support for the application but still had
concerns over the water supply should the site not be connected to the mains
and the private supply failed. The Principal Planner advised that a condition
could be applied requiring the submission and approval of details prior to the
development being brought into use. Councillor Haine considered that this
would be beneficial.
Councillors Postan and Colston agreed to amend their proposal accordingly
although Councillor Colston remained of the view that usage would be less
than in the past
Councillor Poskitt asked whether ‘grey water’ could be used when washing
down the yard. The Principal Planner advised that the proposed arrangements
were uncertain but reiterated that there were no technical objections to the
proposal.
Councillor Jackson acknowledged the concerns expressed by the Parish
Council and commended the quality of their representations. He felt it
regrettable that all the conditions that they suggested could not be employed
but agreed that a note regarding routeing and the proposed condition
regarding the water supply should be applied.
Councillor Chapple concurred and agreed that arrangements for water
harvesting should be employed. The Principal Planner advised that
environmental measures had been referenced in the design and access
statement.
Councillor Bishop indicated that he was in favour of rural pursuits and, having
regard to previous uses, believed that the application would enhance the
locality. He was impressed by the applicant’s knowledge of the subject and
saw this application as a good example of the way in which the Council’s
Officers sought to address questions and concerns raised. Whilst questions
surrounding the water supply remained of significant local concern, Councillor
Bishop was content that these would be resolved, particularly when
considering previous uses.
Councillor Cotterill expressed his support for the Principal Planner’s
assurance that the Environment Agency would carefully consider the
applicant’s proposals when processing extraction licences.
Councillor Saul sought to reassure local residents by advising them that he
had never received a complaint regarding the existing kennels in Chipping
Norton.
The revised officer recommendation was then put to the vote and was
carried.
Permitted subject to the amendment of condition 3 to read as follows:3.

The living accommodation hereby permitted shall only be occupied by
staff and their dependants employed at the new hunt yard for The
Heythrop Hunt.
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Reason: Permission is granted only because of the need for the residential
units in connection with the hunt yard.
and to the following additional conditions, the applicants being advised that it
is recommended that traffic is directed to take the northerly route to/from
the site to avoid passing through Swinbrook village:16. Details of the arrangements for water supply to serve the proposed
development shall be submitted to and approved in writing by the Local
Planning Authority. The development shall be carried out in accordance
with the approved details prior to the first occupation/use of the
development hereby approved.
Reason: To ensure adequate provision of water supply.
17. No fallen stock service shall be operated from the site.
Reason: In the interests of highway and local amenity concerns.
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19/01931/FUL Sunny Bank, Leafield Road, Shipton under Wychwood
The Planning Officer, Chloe Jacobs, introduced the application.
The applicant, Debbie Humphry, addressed the meeting in support of the
application. A summary of his submission is attached as Appendix F to the
original copy of these minutes.
The Planning Officer then presented her report containing a recommendation
of conditional approval.
Councillor Beaney expressed his support for the application and general
approval of the conditions proposed but suggested that a further condition
should be imposed requiring the demolition of the existing property on the
site prior to the construction of the new dwelling.
Councillor Beaney also suggested that condition 9 be amended to require the
submission and approval of the means of access prior to the commencement
of construction rather than first occupation. Joan Desmond, the Senior
Planner, suggested that a condition requiring demolition of the existing
property was unnecessary as the new dwelling was to be constructed on the
same footprint. As the access was intended to serve the new dwelling, she
considered first occupation to be the appropriate trigger.
Councillor Beaney considered his suggested conditions to be appropriate and
proposed that the application be approved subject to their inclusion. The
proposition was seconded by Councillor Postan who considered the
application to be of interesting and varied design.
Councillor Haine expressed some concern over the use of zinc as a roofing
material. Councillor Colston also expressed concern over the proposed
materials but considered the application to be an improvement upon the
existing property on the site. He agreed that permission should be conditional
upon the demolition of the existing property.
Councillor Chapple questioned why the applicant had chosen to use such a
wide mix of materials and the Planning officer advised that this was simply a
matter of personal choice.
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Councillor Cotterill sought clarification as to the visibility of the zinc roof and
Councillor Beaney noted that zinc and larch were both referenced as
appropriate materials in the Council’s design guide. The Planning Officer
responded to Councillor Cotterill’s enquiry and reminded Members that this
site lay within a Conservation Area.
The revised Officer recommendation was then put to the vote and was
carried.
Permitted subject to the amendment of condition 9 to require the submission
and approval of the means of access prior to the commencement of
construction rather than first occupation and to the following additional
condition:14. The existing bungalow shall be demolished within one month of
commencement of the development hereby permitted.
Reason: To avoid overdevelopment of the site.
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19/01954/FUL 48 Oxford Street, Woodstock
The Planning Officer, Sarah Hegerty, introduced the application.
Mr Bruce Mullet, the applicant’s agent, addressed the meeting in support of
the application. A summary of his submission is attached as Appendix G to
the original copy of these minutes.
The Planning Officer then presented her report containing a recommendation
of refusal.
Councillor Poskitt advised that the site was not visible in the public domain
and, whilst it was true that it reflected the historic burgage plots, many others
had been built upon. if the Sub-Committee was minded to refuse the
application, Councillor Poskitt considered that Members should visit the site
before doing so.
It was proposed by Councillor Poskitt and seconded by Councillor Cotterill
that consideration of the application be deferred to enable a site visit to be
held.
Councillor Beaney suggested that the Council’s Conservation Officer should
attend the next meeting to explain their position, particularly as a new
Conservation area appraisal was underway.
The Planning Officer reminded Members that the application site lay within
the existing conservation Area and that the works proposed would impact
upon the fabric of the Listed Building.
In response to a question from Councillor Chapple, the Planning Officer
advised that an original window opening would be lost.
The recommendation of deferral was then put to the vote and was carried.
Deferred to enable a site visit to be held in order for Members to have the
opportunity to assess the impact of the proposed development on the site.
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19/01955/LBC 48 Oxford Street, Woodstock
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Deferred to enable a site visit to be held in order for Members to have the
opportunity to assess the impact of the proposed development on the site.
30.

PUBLIC FOOTPATH EXTINGUISHMENT APPLICATION – JUBILEE LANE, MILTON
UNDER WYCHWOOD
The Sub-Committee received and considered the report of the Business ManagerDevelopment Management, which sought authority for Officers to make a Public Path
Extinguishment Order under Section 118 the Highways Act 1980 and carry out the
required statutory consultation.
RESOLVED: That the Head of Planning and Strategic Housing be authorised to make the
Order and carry out public consultation, consistent with the drafted Order attached to this
report and return the application to the committee to consider the further test of prior to
confirmation of the Order.

31.

INSTALLATION OF FLOODLIGHTS TO PROVIDE LIGHTING TO TWO TENNIS
COURTS AT BEACONSFIELD HALL, SHIPTON UNDER WYCHWOOD
The Sub-Committee received and considered the report of the Business ManagerDevelopment Management, inviting Members to consider whether they thought it
expedient to take the opportunity of visiting this site prior to consideration of the
application at the November meeting.
RESOLVED: That arrangements be made for a site visit to be held prior to consideration
of the application.

32.

APPLICATIONS DETERMINED UNDER DELEGATED POWERS AND APPEAL
DECISIONS
The report giving details of applications determined under delegated powers was received
and noted.
The meeting closed at 3.40pm

CHAIRMAN
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WEST OXFORDSHIRE DISTRICT COUNCIL
UPLANDS AREA PLANNING SUB-COMMITTEE
Date: 4th November 2019
REPORT OF THE
BUSINESS MANAGER – DEVELOPMENT MANAGEMENT

Purpose:
To consider applications for development details of which are set out in the following pages.
Recommendations:
To determine the applications in accordance with the recommendations of the Business Manager.
The recommendations contained in the following pages are all subject to amendments in the light of
observations received between the preparation of the reports etc and the date of the meeting.
List of Background Papers
All documents, including forms, plans, consultations and representations on each application, but
excluding any document, which in the opinion of the ‘proper officer’ discloses exempt information as
defined in Section 1001 of the Local Government Act 1972.
Please note that observations received after the reports in this schedule were prepared will be
summarised in a document which will be published late on the last working day before the meeting and
available at the meeting or from www.westoxon.gov.uk/meetings
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Application
Number

Address

Page

18/02236/FUL

Beaconsfield Farm, Great Tew

3

19/01954/HHD

48 Oxford Street, Woodstock

11

19/01955/LBC

48 Oxford Street, Woodstock

15

19/02266/FUL

2 Ashford Close, Woodstock

19

19/02332/FUL

The Old Barn, East End, Chadlington

24

19/02459/FUL

Tennis Courts, Beaconsfield Hall, Station Road,
Shipton under Wychwood

31

Agenda Item 4 / Page 2

Agenda Item 4

Application Number
Site Address

Date
Officer
Officer Recommendations
Parish
Grid Reference
Committee Date

18/02236/FUL

Beaconsfield Farm
Great Tew
Chipping Norton
Oxfordshire
OX7 4JR
23rd October 2019
Phil Shaw
Approve
Great Tew Parish Council
440662 E
227492 N
4th November 2019

Location Map

© Crown copyright and database rights 2016 Ordnance Survey 100024316

Application Details:
Construction of an agricultural access track. (Retrospective).
Applicant Details:
GTBE LLP, c/o Agent.
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1

CONSULTATIONS

1.1

OCC Highways

No Comment Received.

1.2

OCC Archaeological
Services

Further to considering the tabled report I would like to confirm the
following points in relation to the above application.
- The archaeological evaluation has been undertaken and a report of
the results has been submitted. This has been undertaken in line
with the agreed WSI.
- The evaluation has confirmed the presence of archaeological
features within the field directly north of Beaconsfield Farm as
indicated by the aerial photographs and the geophysical survey. The
features include numerous rectangular enclosures and associated
features and appear to be contemporary with the designated villa
located 90m to the south. The finds assemblage is indicative of
domestic activity, comprising pottery sherds from jars, mortaria,
beakers, dishes and bowls, and evidence for domestic animals,
including chickens. These are contemporary in date to the villa and
clearly form part of the villa estate.
- The features are directly related and associated with the designated
villa. Under Paragraph 199 (Footnote 63) these are demonstrably of
equivalent significance to scheduled monuments and therefore should
be considered subject to the policies for designated heritage assets.
There is as a result of the works undertaken clearly an impact upon
the archaeological features as well as the setting. Also, Paragraph 191
of the NPPF 2018 clearly states however that where there is
deliberate neglect or damage to a heritage asset the deteriorated
state of the asset should not be taken into account in any decision.
- Having required a geophysical survey and an evaluation we are now
in the position we would have been if the applicant had applied for
permission through the proper channels. The construction of the
road has clearly impacted upon archaeological features that are
demonstrably of equivalent significance to a scheduled monument and
to their setting. The applicant has not clearly demonstrated that the
harm to the heritage asset have outweighed significance of the
heritage asset as required by Paragraphs 195, 196 and 197 of the
NPPF. The harm needs to be remediated and I would therefore
recommend that the upper layers of the new road are carefully
removed and replaced with soil. The fences should also be carefully
removed. The area can then be returned to agricultural use.
- I am additionally aware of the proposals to redevelop parts of
Beaconsfield Farm. The farm was formerly a model farm and its
architectural importance should be reflected in any proposed works.
There is also scheduled monument adjacent to the farm. This clearly
extends well beyond the scheduled area as clearly shown by the
results of this geophysical survey and evaluation. I would stress that
any such features will be subject to the same policies for designated
assets. It is therefore essential that a geophysical survey of the area
is undertaken before any works are undertaken so the landowner can
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be fully aware of the extent of the archaeology and can consider an
appropriate development without having an invasive effect upon
below ground archaeological features which if it does occur will need
to be considered in the light of the need to ensure that such remains
are safeguarded and where they are deliberately damaged
contraveners are suitably dealt with.
1.3

Adjacent Parish Council

Sandford St Martin and Ledwell is the neighbouring parish to Great
Tew, and the site is close to the parish boundary. A Parish Council
meeting was held on 5 September, at which the above application was
discussed. Approximately 15 members of the public attended,
together with five Parish Councillors.
By general consent the attendees were opposed to the development.
On this basis, the Parish Council is writing to object to the
development.
We object to the proposals on the following grounds:
1. The proposals has previously been turned down by the Council;
the mitigation measures now proposed by the applicant are
superficial.
2. It is not credible that this road is intended for agricultural use. It is
clear that the intention of the Estate is to develop and or/sell
Beaconsfield Farm for high-value residential development, as it has
done at multiple locations within the Estate in recent years; the
provision of a dedicated drive will significantly add to the value of
such a development.
3. It is not credible that the Estate would go to this level of expense
and effort solely to improve access for farm machinery.
4. The following is an extract from original refusal - "...the new access
track results in unacceptable urbanisation of the land...to the
detriment of the local character,... and could set an unwanted
precedent for further development"
5. On the basis of the observations of items 2 and 3, we consider that
the objections noted in item 4 continue to the valid.
6. There are no meaningful public benefits to this proposal. Even if the
road were being constructed purely for farm machinery access, it
would have very little public impact on Ledwell Lane, since such
vehicles must anyway drive down Ledwell Lane from the Estate Hub;
this road means that the vehicles in fact will drive slightly further
down the lane.
7. The impact to Soho Farmhouse traffic is more significant, but this is
a private members club, one of the many development schemes
undertaken by Great Tew Estate, and if there is a real impact here
the Estate could have and should have understood these implications
a long time ago and in a holistic way.
8. Noting the above, the density of development around the Estate,
to which this road will ultimately contribute, is not consistent with
Policy OS2 of the emerging West Oxfordshire Local Plan 2031, and
such development is not justified by public benefit.
9. The proposal does not preserve or enhance the areas heritage
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assets, including Great Tew Park, Beaconfield Farm and Beaconsfield
Roman villa. Archaeological features have possibly been destroyed in
the carrying out of the works. The Council's original objections were
referenced to Policy EH7 should stand.
10. An additional junction on Ledwell Lane can only have a negative
impact on road safety in this stretch of road.
11. Great Tew Estate is an experienced developer, with ready access
to expert advice and substantial funds to pay for such advice (which
advice has now been sought to support this second retrospective
application) For such an organisation to carry out large works in
advance of seeking Planning Permission shows a cynical disregard for
the planning process. The Estate has surely made a judgement that its
best chance of carrying out controversial works is to present them to
the Planning Committee as a fait accompli. In rejecting the first
retrospective application, the Planning Committee made clear that
this was a miscalculation. It should do so again with this application.
On the basis of the points above, we strongly object to the proposal
and urge the Planning Committee to reject it.
1.4

Parish Council

2

REPRESENTATIONS

2.1

24 objections have been received. The objections refer to the following matters:













No Comment Received.

This proposal will have a negative impact on the local wildlife and ecology.
It would be dangerous and unnecessary to add another junction onto Ledwell Lane when
there is a existing access to site already available which is also suitable for farm machinery.
Farm machinery would not require an access track such as this so it looks likely to be used
for residential use in association with the main dwelling.
The track will be used as a personal driveway and not for farm machinery and vehicles.
The track is for long term use.
These works have caused potential damage to the valuable historic sites.
The proposal is not consistent with Policy OS2.
The damage to sites of historic interest is in complete contradiction of Policy EH7.
The proposal is not consistent with local or national plans.
This junction will cause an increase in traffic due to the suggested large farm machinery.
These vehicles demand a much slower driving speed which will add to congestion.
This application provides no public benefit.
It is urbanisation of a rural area and will result in the loss of good agricultural land.

3

APPLICANT'S CASE

3.1

The agent has submitted a Planning Statement which is available on the Council's website but the
conclusion is as follows:


Beaconsfield Farm is largely an arable farm extending to approximately 450 acres (200
hectares). Historically, Beaconsfield Farm was managed and farmed by tenant farmers. The
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4

previous tenant left Beaconsfield Farm and some of the land on the 29th September 2017
when this was returned to the Estate. The balance of the land returns to the Estate on the
28th September 2018.
The agricultural need for the access track arises from the conflict between the size and
nature of the agricultural vehicles serving Beaconsfield Farm and traffic along Tracey Lane
associated with Soho Farmhouse.
The size, nature and manoeuvrability of the agricultural vehicles also informed the width
and alignment of the access track, primarily to ensure that recognised health and safety
standards are maintained.
The preceding report has demonstrated that the proposed development would constitute
agricultural permitted development should the scheme have been subject to the prior
notification procedure.
OCC as highway authority in considering the previous application recognised the public
benefits that would be secured through the removal of agricultural traffic from Tracey Lane.
In terms of visual impact of the access track, it has been demonstrated that the proposed
mitigation measures will have near instant positive visual impact. The proposed mitigation
measures link back to the enhancement priorities of the area character assessment and will
restore a mosaic of woodland and farmland.
The report prepared by Oxford Archaeology demonstrates that the proposed development
will have no impact upon the setting of heritage assets. The report also identifies that in
terms of below ground heritage assets, any archaeological remains would have previously
disturbed by agricultural features such as ploughing.;
Notwithstanding this there are no policies within the local plans or NPPF which would
specifically exclude this form of development. Furthermore, it is argued that the provision
of the track, to enable the safe operation of the farm supports the rural economy in line
with the guidance of the NPPF.
It has therefore been demonstrated that the scheme complies with the relevant policies of
the Local Plan and that there are no material considerations which indicate that
development should not be supported. On this basis it is requested that the scheme is
approved without delay in accordance with paragraph 14 of the NPPF.

PLANNING POLICIES
EH2 Landscape character
EH9 Historic environment
EH11 Listed Buildings
EH13 Historic landscape character
EH15 Scheduled ancient monuments
The National Planning Policy framework (NPPF) is also a material planning consideration.

5

PLANNING ASSESSMENT
Background Information

5.1

This application seeks retrospective consent for the construction of an agricultural access track
on land North of Beaconsfield Farm. The track provides access between Ledwell Road and
Beaconsfield Farm to be used in association with the agricultural operation which is part of the
wider Great Tew Estate. Beaconsfield Farm benefits from an existing access which joins Tracey
Lane and gives direct access onto Ledwell Lane. The site sits immediately south of Grade II
listed Great Tew Park and Gardens and Beaconsfield Farm itself comprises of a series of Grade
Agenda Item 4 / Page 7
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II listed buildings. Furthermore, Beaconsfield Farm Roman Villa is a scheduled ancient monument
which sits South West of the application site area.
5.2

This application follows a refused retrospective application also seeking the construction of an
agricultural access track under reference 17/04161/FUL.

5.3

Taking into account planning policy, other material considerations and the representations of
interested parties your officers are of the opinion that the key considerations of the application
are:
Principle

5.4

The principle of providing a new access is acceptable. It is the landscape/heritage etc implications
that are the key issues in the assessment of the merits of this application and which are
discussed in more detail below.
Siting, Design and Form

5.5

The retrospective agricultural access track is located in close proximity to the Beaconsfield
Farm Roman Villa and so there is a need to protect this site from further potential damage. The
access track is visible from the public right of way and because it does not hug the field edge and
has been fenced currently appears as an alien feature which stands out against the prevailing
surrounding landscape of agricultural fields and rural development. The materials used do not
read as a traditional agricultural track and the post and rail fence also hinders this function.
These were concerns that led to the earlier proposal being refused.

5.6

In contrast the new proposals involve removing the fence in the longer term, planting a hedge
and additional trees and covering the track with a layer of soil which will in time grass over. At
that point it will appear much more rural in form and much less intrusive to the wider landscape
and the setting of the heritage assets. With conditions to require the timing of the ameliorative
works this aspect is considered to have been resolved.
Highways

5.7

The Highway Authority was consulted on this application and no objection was received.

5.8

The Highways Authority raised no objections to the previous retrospective application subject
to the section of track over the highway verge and to a distance of 10m from the carriageway
being constructed and surfaced with tarmac to prevent loose material from being tracked out
into the highway. The County Council noted that the agricultural traffic crossing the bridleway
should pose no more of a risk than similar vehicles using the public highway and so would not
pose such harm as to warrant the refusal of the application on grounds of safety and
convenience.
Landscape

5.9

In terms of the impact on the landscape, whilst part of the track follows a historic field
boundary, a significant section of the retrospective development cuts through the open
countryside and a large section of the track is highly visible from the public right of way. The
West Oxfordshire Landscape Assessment identifies this site as falling within the Ironstone
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Valleys and Ridges sub area. This landscape is characterised by its complex landform and
intricate patchwork of fields, hedges and woodland to create a rich pattern of landscape. This
site is identified as estate farmland which is made up of large scale patterns of fields which are
typically bounded by large belts of woodland or line of mature trees.
5.10

It is proposed that the post and rail fence will be planted with an indigenous hedgerow, where
the fence will be removed once the hedgerow is established to lessen the transformative impact
on the open countryside and better retain the traditional pattern of landscape within the local
rural area. In addition to this it is proposed that the hardcore track is to be surfaced with 50mm
'rootzone' soil and seeded with drought tolerant grass mix. Trees will be planted to form a new
copse now it has been established what the extent of the areas of archaeological interest are ie
where the tree roots will not cause further damage.
Heritage

5.11

The application site area is book ended by heritage assets. Grade II Listed Great Tew Park and
Gardens sits immediately north of the track, and a range of Grade II Listed buildings alongside
the scheduled ancient monument, Beaconsfield Farm Roman Villa, sits to the south of the track.
Members are required to take account of section 66 of the Planning (Listed Buildings and
Conservation Areas) Act 1990 as amended which 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 of any features of special architectural or historic interest which it possesses.

5.12

Clearly it is at best very unfortunate that the works were undertaken in advance of the
necessary archaeological investigations being undertaken. This may have caused irreversible
damage.. That having been stated the applicant has acknowledged the error and has undertaken
investigative works way in excess of what would have been required had the works been
prospective rather than retrospective such that the knowledge about the extent and nature of
remains in the area has been enhanced. Additionally Officers have been careful to seek to
ensure that any works of 'enforcement/remediation' did not themselves cause further damage or
further confuse the spread and horizons of the architectural deposits. The solution, namely
leaving the track in place but grassing it over will protect the remains on the line of the track
and the setting of those surrounding and additionally will reduce the visual impact to that of a
field track as opposed to a residential thoroughfare. OCC Archaeology are satisfied that this
represents an appropriate response to the works undertaken.
Conclusion

5.13

What would normally have been a fairly minor application has been substantially complicated by
the fact that works were undertaken in advance of the necessary archaeological investigations.
However the applicant has recognised that error and has worked with officers to seek to
ameliorate any harms and to provide a much greater level of investigation than would have
usually been expected of an application of this scale. With the ameliorative works Officers
consider that the reasons for previously withholding consent have been overcome and
conditional approval is recommended.
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RECOMMENDATION
Officer to report details of the conditions but to include:
Time limits for compliance with ameliorative works
Protection of adjoining archaeology
Landscape scheme implementation and maintenance
Note regarding agricultural use only approved
Note regarding potential for further archaeological constraints as regards redevelopment of
Beaconsfield Farm as suggested by OCC
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Application Number
Site Address

Date
Officer
Officer Recommendations
Parish
Grid Reference
Committee Date

19/01954/HHD

48 Oxford Street
Woodstock
Oxfordshire
OX20 1TT
23rd October 2019
Sarah Hegerty
Refuse
Woodstock Town Council
444566 E
216826 N
4th November 2019

Location Map

© Crown copyright and database rights 2016 Ordnance Survey 100024316

Application Details:
Internal and external alterations to erect a single storey rear extension to form garden room.
Applicant Details:
Mr & Mrs Clark, 48 Oxford Street, Woodstock, Oxfordshire, OX20 1TT
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1

CONSULTATIONS

1.1

Town Council

2

REPRESENTATIONS

2.1

No representations received

3

APPLICANT'S CASE

Woodstock Town Council has no objection to the above
applications.

No supporting statement was required for this application.
4

PLANNING POLICIES
OS2NEW Locating development in the right places
OS4NEW High quality design
H6NEW Existing housing
EH9 Historic environment
EH10 Conservation Areas
EH11 Listed Buildings
EH13 Historic landscape character
NPPF 2019
DESGUI West Oxfordshire Design Guide
The National Planning Policy framework (NPPF) is also a material planning consideration.

5

PLANNING ASSESSMENT
Background Information

5.1

The property is a traditional natural stone terraced dwelling in the town centre of Woodstock
and within the Conservation Area. The dwelling is Listed (List Entry Number: 1203971) and the
bakehouse to the rear is specifically mentioned within the listing:"Early C18. Squared and coursed limestone; gabled concrete tile roof; end stack of stone
finished in late C19 brick. L-plan with rear right wing. 2 storeys and attic; 3-window range.
Timber lintels over C19 beaded 6-panelled door with overlight to through-passage on left, and
over C20 door. Late C19 square bay window; flat stone arches over early C19 eight-pane
sashes and C20 light over door. Hipped roof dormers. Attached to rear of rear wing is 2-storey
range, former bakehouse, of similar materials; has 2 plank loft doors. Interior: lightly chamfered
beams; first floor not inspected. Bakehouse range has bakeovens to centre and butt-purlin roof."

5.2

The Council must have regard to section 66 and 72 of the Planning (Listed Buildings and
Conservation Areas) Act 1990 in respect of any development proposal either preserving or
enhancing the character of Conservation Area and which affects a listed building or its setting.
Further to this the paragraphs of section 16 'Conserving and enhancing the historic environment
' of the NPPF are relevant to consideration of the application.

5.3

Following an application submitted earlier in the year (19/00325/HHD & 19/00326/LBC), a site
visit was completed and it came to light that the current extension at the rear of 48 Oxford
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Street does not appear to have consent (planning or listed building). A search of planning and
listed building consents identified the following applications:5.4

Application 97/1336 & 97/1337 - Conversion of existing bakehouse & stable to form ancillary
accommodation including formation of new dormer, internal & external alterations.

5.5

In this application there is no evidence of any consent for the extension - it only refers to the
bakehouse being an ancillary building; and is conditioned to be used as such, not to be used as a
separate residence. In this application the proposed plans clearly shows two separate buildings:
the house, and the bakehouse - e.g. it shows two separate kitchens.

5.6

Following correspondence with the agent it was advised that the application should be
withdrawn, with a further application submitted for an improved version of the existing to
regularise to development.

5.7

Despite this specific request, the applicant did not submit an application as advised and have
submitted the current application instead.

5.8

Therefore taking into account planning policy, other material considerations and the
representations of interested parties your officers are of the opinion that the key consideration
of the application is:
Design and Impact on Conservation Area

5.9

As referenced above, we have indicated that an improved scheme similar in size and form to the
existing could be acceptable (subject to design) however the applicant chose to submit the
proposed which is a much larger 7m extension. As identified in the Conservation Officers
consultation response, the proposed would have a harmful impact on the significance and
character of this listed building by transforming the plan form, and obscuring the rear façade of
the building, including form and façade of the bakehouse, and will mean that the courtyard plot is
further infilled.

5.10

"The draft Woodstock Conservation Area Appraisal (2019) shows that there are significant
boundary walls to the rear of 48 Oxford Street; which may delineate original burgage plots.
Where there is possible evidence of burgage plots, (which are now becoming increasingly rare),
the Council would wish to see their form respected. Therefore, by further infilling this rear
courtyard will obscure the significant walls, and not respect the character of this plot.
Furthermore, Policy EH13 of the Local Plan 2031 states: that in determining applications that
affect the historic character of the townscape, particular attention must be paid to the degree to
which the form and layout of the development will respect and build on the pre-existing historic
character; this includes street and building layouts. Also, that attention must be paid to the
degree to which the form, scale, and massing conserves or enhances the special historic
character of its surroundings.

5.11

The current proposal does not respect the pre-existing historic character and form of the listed
building or its surrounding, nor does it respect the special qualities and historic character of
Woodstock Conservation Area."

5.12

Policy EH9 states that proposals which would harm the significance of a designated asset will not
be approved unless there is a clear and convincing justification in the form of substantive tangible
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public benefit. The proposed does not offer any public benefit to outweigh the harm therefore
clearly contrary to policy.
Other Material Considerations
5.13

Other material considerations in this case include impact on the streetscene and neighbouring
amenity. It is officer opinion that the proposed development would not have an adverse impact
on these matters.
Conclusion

5.14

Officers therefore consider that the siting, scale and form are inappropriate and does not
conserve or enhance the special historical and architectural character and significance of this
listed building. Instead, it would have a negative impact, by not only altering the plan form and
obscuring the rear façade of the building, including form and façade of the bakehouse, but
further infilling of this courtyard would not respect the form and pre-existing historic townscape
character, and would obscure its significant boundary walls. Therefore it would not conserve or
enhance the special qualities and appearance of the Woodstock Conservation Area and would
harm the Listed Building and its setting and would be contrary to Local Plan policies OS2, OS4,
H6, EH9, EH10, EH11 and EH13.

6

REASON FOR REFUSAL

1

The proposed development by reason of siting, scale and form fails to conserve or enhance the
special historical and architectural character of this listed building. Instead, it would have a
negative impact, by not only altering the plan form and obscuring the rear façade of the building,
including form and façade of the bakehouse, but further infilling of this courtyard would not
respect the form and pre-existing historic townscape character, and would obscure its
significant boundary walls. Therefore, it would not conserve or enhance the special qualities and
appearance of the Woodstock Conservation Area. As such, the proposed development would
conflict with policies OS2, OS4, H6, EH9, EH10 and EH13 of the Adopted West Oxfordshire
Local Plan 2031, the NPPF and the West Oxfordshire Design Guide.
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Application Number
Site Address

Date
Officer
Officer Recommendations
Parish
Grid Reference
Committee Date

19/01955/LBC

48 Oxford Street
Woodstock
Oxfordshire
OX20 1TT
23rd October 2019
Sarah Hegerty
Refuse
Woodstock Town Council
444566 E
216826 N
4th November 2019

Location Map

© Crown copyright and database rights 2016 Ordnance Survey 100024316

Application Details:
Internal and external alterations to erect a single storey rear extension to form garden room.
Applicant Details:
Mr & Mrs Clark, 48 Oxford Street, Woodstock, Oxfordshire, OX20 1TT
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1

CONSULTATIONS

1.1

Conservation Officer

See full response
"The proposal in its current form does not conserve or enhance the
special historical and architectural character and significance of this
listed building - instead it would have a deleterious impact,
transforming the plan form, and obscuring the rear façade of the
building, including form and façade of the bakehouse. Furthermore,
the proposed infilling of this courtyard - does not respect the form
and pre-existing historic townscape character, and obscures its
significant boundary walls (likely to delineate former burgage plots),
and therefore it would not conserve or enhance the special qualities
and appearance of the Woodstock Conservation Area. Therefore,
the less than substantial harm which would result from the
development proposed would not be outweighed by any discernible
public benefits; consequently, I raise an objection."

1.2

Town Council

Woodstock Town Council has no objection to the above
applications.

2

REPRESENTATIONS

2.1

No representations received

3

APPLICANT'S CASE
No supporting statement was required for this application

4

PLANNING POLICIES
EH9 Historic environment
EH10 Conservation Areas
EH11 Listed Buildings
EH13 Historic landscape character
The National Planning Policy framework (NPPF) is also a material planning consideration.

5

PLANNING ASSESSMENT
Background Information

5.1

The application is brought before Members of the Uplands Planning Sub-Committee for
consideration as the view of the planning officer was contrary to that of the Woodstock Town
Council.

5.2

The property is a traditional natural stone terraced dwelling in the town centre of Woodstock
and within the Conservation Area. The dwelling is Listed (List Entry Number: 1203971) and the
bakehouse to the rear is specifically mentioned within the listing:"Early C18. Squared and coursed limestone; gabled concrete tile roof; end stack of stone
finished in late C19 brick. L-plan with rear right wing. 2 storeys and attic; 3-window range.
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Timber lintels over C19 beaded 6-panelled door with overlight to through-passage on left, and
over C20 door. Late C19 square bay window; flat stone arches over early C19 eight-pane
sashes and C20 light over door. Hipped roof dormers. Attached to rear of rear wing is 2-storey
range, former bakehouse, of similar materials; has 2 plank loft doors. Interior: lightly chamfered
beams; first floor not inspected. Bakehouse range has bakeovens to centre and butt-purlin roof."
5.3

The Council must have regard to section 66 of the Planning (Listed Buildings and Conservation
Areas) Act 1990 in respect of any development proposal which affects a listed building or its
setting. Further to this the paragraphs of section 16 'Conserving and enhancing the historic
environment ' of the NPPF are relevant to consideration of the application. In this regard the
proposed alterations are not considered to have a detrimental impact to the character or
setting of the listed building, given the nature of what is proposed and its location. As such, the
character or setting of the listed building is preserved.

5.4

Following an application submitted earlier in the year (19/00325/HHD & 19/00326/LBC), a site
visit was completed and it came to light that the current extension at the rear of 48 Oxford
Street does not appear to have consent (planning or listed building). A search of planning and
listed building consents identified the following applications:-

5.5

Application 97/1336 & 97/1337 - Conversion of existing bakehouse & stable to form ancillary
accommodation including formation of new dormer, internal & external alterations.

5.6

In this application there is no evidence of any consent for the extension - it only refers to the
bakehouse being an ancillary building; and is conditioned to be used as such, not to be used as a
separate residence. In this application the proposed plans clearly shows two separate buildings:
the house, and the bakehouse - e.g. it shows two separate kitchens.

5.7

Following correspondence with the agent it was advised that the application should be
withdrawn, with a further application submitted for an improved version of the existing to
regularise to development.

5.8

Despite this specific request, the applicant did not submit an application as advised and have
submitted the current application instead.

5.9

Therefore taking into account planning policy, other material considerations and the
representations of interested parties your officers are of the opinion that the key consideration
of the application is:
Siting, Design and Form

5.10

As referenced above, we have indicated that an improved scheme similar in size and form to the
existing could be acceptable (subject to design) however the applicant chose to submit the
proposed which is a much larger 7m extension. As identified in the Conservation Officers
consultation response, the proposed would have a harmful impact on the significance and
character of this listed building by transforming the plan form, and obscuring the rear facade of
the building, including form and facade of the bakehouse, and will mean that the courtyard plot is
further infilled.

5.11

"The draft Woodstock Conservation Area Appraisal (2019) shows that there are significant
boundary walls to the rear of 48 Oxford Street; which may delineate original burgage plots.
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Where there is possible evidence of burgage plots, (which are now becoming increasingly rare),
the Council would wish to see their form respected. Therefore, by further infilling this rear
courtyard will obscure the significant walls, and not respect the character of this plot.
Furthermore, Policy EH13 of the Local Plan 2031 states: that in determining applications that
affect the historic character of the townscape, particular attention must be paid to the degree to
which the form and layout of the development will respect and build on the pre-existing historic
character; this includes street and building layouts. Also, that attention must be paid to the
degree to which the form, scale, and massing conserves or enhances the special historic
character of its surroundings. The current proposal does not respect the pre-existing historic
character and form of the listed building or its surrounding, nor does it respect the special
qualities and historic character of Woodstock Conservation Area."
5.12

Policy EH9 states that proposals which would harm the significance of a designated asset will not
be approved unless there is a clear and convincing justification in the form of substantive tangible
public benefit. The proposed does not offer any public benefit to outweigh the harm therefore
clearly contrary to policy.
Conclusion

5.13

Officers therefore consider that the siting, scale and form are inappropriate and does not
conserve or enhance the special historical and architectural character and significance of this
listed building. Instead, it would have a negative impact, by not only altering the plan form and
obscuring the rear facade of the building, including form and facade of the bakehouse, but
further infilling of this courtyard would not respect the form and pre-existing historic townscape
character, and would obscure its significant boundary walls to the detriment of its setting.
Therefore the proposed development would be harmful to the Listed Building and its setting in
conflict with Local Plan policy EH11.

6

REASON FOR REFUSAL

1

The proposed development by reason of siting scale and form fails to conserve or enhance the
special historical and architectural character and significance of this listed building. The
alternation of the plan form and obscuring of the rear facade of the building, including the form
and facade of the bakehouse, with further infilling of the courtyard would not respect the form
and setting of the Listed Building in conflict with Local Plan policy EH11 of the Adopted West
Oxfordshire Local Plan 2031 and the NPPF.
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Application Number
Site Address

Date
Officer
Officer Recommendations
Parish
Grid Reference
Committee Date

19/02266/FUL

2 Ashford Close
Woodstock
Oxfordshire
OX20 1FF
23rd October 2019
Declan Jermy
Approve
Woodstock Town Council
444708 E
216660 N
4th November 2019

Location Map

© Crown copyright and database rights 2016 Ordnance Survey 100024316

Application Details:
Change of use of part of the former Woodstock station building to a flexible use for purposes falling
within Class B1 or for ancillary residential use associated with 2 Ashford Close, Woodstock
Applicant Details:
L & S Cave, 2 Ashford Close, Woodstock, Oxfordshire, OX20 1FF
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1

CONSULTATIONS

1.1

Town Council

WTC opposes this application. Mindful of the history especially its
campaign more than 10 years ago to preserve the area known
previously as Young’s Garage and its character as the setting of the
former Railway Station from inappropriate development. For that
reason considers that this change will conflict with the strengths of
the original planning decision to preserve the railway building and the
furtherance of employment opportunities on the site.

1.2

Historic England

Historic England do not wish to comment on this application.

1.3

Conservation Officer

The former station building is a locally listed building and makes a
positive contribution to the character and appearance of the
Woodstock Conservation Area.
The proposal is a change of use of part of the former Woodstock
station building to a flexible use for purposes falling within B1 or for
ancillary residential use associated with 2 Ashford Close.
The proposal is supportable, because it will allow a viable use for this
building to ensure its retention for the future. Therefore, I raise no
objection to the proposal in its current form, notwithstanding, to
ensure the preservation of this building, I recommend that the details
of conversion - including design, materials and any works associated
with the change of use (e.g. insertion of walls, services, windows,
changes to roof, insulation etc.) are submitted and approved by the
Local Authority prior to commencement.
This proposal in its current form complies with national and local
legislation and policy, this includes Local Plan Policy EH9, EH10, E12
and EH16, and NPPF Section 16.

2

REPRESENTATIONS
No third party representations received to date. (consultation period expired 16.10.19)

3

PLANNING POLICIES
E1NEW Land for employment
NPPF 2019
OS4NEW High quality design
EH9 Historic environment
EH10 Conservation Areas
EH12 Traditional Buildings
EH16 Non designated heritage assets
The National Planning Policy framework (NPPF) is also a material planning consideration.
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4

PLANNING ASSESSMENT
Background Information

4.1

The site is within Woodstock town centre, and the Conservation Area. 2 Ashford close was
developed as part of planning application no. 11/0153/P/FP for the 'retention of (the former
station building), demolition of extension to Young's Garage and other outbuildings.

4.2

The application seeks consent to change the office associated with No. 2 to flexible use for
either B1 or ancillary residential. The proposal does not seek any external alterations to the
building in question.

4.3

Relevant to this application is 15/00169/FUL for the retrospective change of use of existing
workshop to a flexible use for purposes within Use Class B1 or for ancillary residential purposes
No .6 Ashford Close, Woodstock. This was approved in April 2015.

4.4

The application is before committee as the Town Council are objecting to the proposal and
Officers are recommending approval.

4.5

Taking into account planning policy, other material considerations and the representations of
interested parties your officers are of the opinion that the key considerations of the application
are:
Principle
Impact on Residential Amenity
Impact on Woodstock Conservation Area
Principle

4.6

The workshop is part of the former station building; access to the workshop is solely through
the private garden of No.2 Ashford close. Neither building is listed; however the workshop is
considered a non-designated heritage asset. Further, the workshop is located within a highly
prominent location within the street scene, from Oxford Road and Rectory Lane and is situated
within the Woodstock Conservation Area.

4.7

The B1 use was specified under condition 17 the original granting planning consent as follows:
The workshops as detailed on plan 2385.12 Rev A shall be used for B1 purposes and for no
other purpose (including any other purpose in Class B of the Schedule to The Town and
Country Planning (Use Classes) Order 1987 or in any provision equivalent to that Class in any
statutory instrument revoking and re-enacting that Order with or without modification).
REASON: The site is only suitable for the use specified due to the close proximity of
neighbouring properties (Policies BE2 and H2 of the adopted West Oxfordshire Local Plan,
2011).

4.8

The West Oxfordshire Local Plan (WOLP) policy E1 - 'Land For employment' states that nonemployment uses on employment sites will be refused except in circumstances where it can be
demonstrated that the site is not reasonably capable of being uses for employment purposes
or/and unsuitable on amenity, environmental or highways.
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4.9

The occupiers of 2 Ashford close have advised in their design and access they have no current
use for the workshop under B1 purposes. Given that the access to the workshop is through the
private garden of No. 2 Ashford Close, officers are of the opinion that the retention of the B1
use and change of use to include ancillary uses in association with the main property would be in
accordance with this policy. This flexibility would allow for use as B1 by future occupiers.
Officers have considered the use of the workshop by private occupiers and ruled such private
use would create unacceptable living conditions for the host dwelling in terms of overlooking,
access and noise

4.10

Furthermore, the change from B1 to ancillary at no. 6 Ashford Close was considered by Officers
and approved in 2015.
Residential Amenity

4.11

Officers have considered the proposed change of use in consideration to the impact on
residential amenities and given that there are no proposed external changes to the building and
the use is to remain either B1 or domestic, there would be no detrimental impact to the
immediate neighbouring properties.
Impact on Conservation Area

4.12

Within a Conservation Area, Officers are required to take account of section 72(1) of the
Planning (Listed Buildings and Conservation Areas) Act 1990 as amended which states that, with
respect to buildings or other land in a conservation area, special attention shall be paid to the
desirability of preserving or enhancing the character or appearance of that area. Further the
paragraphs of section 16 'Conserving and enhancing the historic environment ' of the NPPF are
relevant to consideration of the application. In this regard the proposed change of use does not
seek to alter the external fabric of the building as such the proposed change of use would
respect the special qualities and historic context of the Conservation Area and would maintain
the appearance of the heritage asset given the nature of what is proposed and its location.
Conclusion

4.13

In light of these observations, having considered the relevant planning policies and all other
material considerations, your officers consider that the proposed development in acceptable on
its merits and is therefore recommended for approval. The application complies with Policies
OS4, E1, EH9, EH10, EH12 and EH16 of the West Oxfordshire Local Plan 2031, and the
relevant paragraphs of the NPPF.

6

CONDITIONS

1

The development hereby permitted shall be begun before the expiration of three years from the
date of this permission.
REASON: To comply with the requirements of Section 91 of the Town & Country Planning Act
1990 as amended by Section 51 of the Planning and Compulsory Purchase Act, 2004.

2

That the development be carried out in accordance with the approved plans listed below.
REASON: For the avoidance of doubt as to what is permitted.
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3

The workshop subject of this application shall be used for the purposes of B1 Use and ancillary
uses to the main dwelling at 2 Ashford Close (C3), and for no other purpose (including any
other purpose in Class B of the Schedule to The Town and Country Planning (Use Classes)
Order 1987 or in any provision equivalent to that Class in any statutory instrument revoking
and re-enacting that Order with or without modification).
REASON: The site is only suitable for the uses specified because of the special circumstances of
the site.
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Application Number
Site Address

Date
Officer
Officer Recommendations
Parish
Grid Reference
Committee Date

19/02332/FUL

The Old Barn
East End
Chadlington
Chipping Norton
Oxfordshire
OX7 3LX
23rd October 2019
Kelly Murray
Refuse
Chadlington Parish Council
433315 E
222064 N
4th November 2019

Location Map

© Crown copyright and database rights 2016 Ordnance Survey 100024316

Application Details:
Erection of two detached dwellings.
Applicant Details:
Mr D And W Townsend, c/o Agent.
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1

CONSULTATIONS

1.1

Conservation Officer

Context: A site adjacent to unlisted traditional and more recent
buildings. Not in the Conservation Area, but in the AONB, in the
Burford/Charlbury sub-area, and also on the edge of open
countryside, with the potential for long views.
Opinion: The proposed houses would be of the usual fairly
innocuous, neo-vernacular form. However, they are made somewhat
bulky by the inclusion of integral double garages, whilst the adjacent
rooflights and dormers on the garage wings appear arbitrary - and
surely pairs of dormers would be happier. But the main issue, from
our point of view, is the principle of development here. The site is on
the edge of the settlement, and whilst there are barns on the site,
they are of somewhat ephemeral form. The proposed houses would
carry permanent, solidly built development away from the main route,
giving a harder edge, prominent from Church Road, and also from the
landscape to the north. I do note that there are buildings on a similar
alignment to the east, in Manor Court, although these are very lowlying converted agricultural buildings. So, in short, this development
would be uncharacteristic.
Recommendations: Refuse permission.
Reasons: Appears incompliant with policies OS4, EH1and BC1.

1.2

WODC Env Health Uplands

I have No Objection in principle and no conditions to recommend.

1.3

WODC Drainage
Engineers

No Comment Received.

1.4

Thames Water

No Comment Received.

1.5

WODC Landscape And
Forestry Officer

No Comment Received.

1.6

Parish Council

Chadlington Parish Council have no objection to this application.

2

REPRESENTATIONS

2.1

Two separate representations have been made by neighbours, making the following points:




The site has not been used as a haulage yard for many years;
The access to the proposed dwellings will be via a narrow unpaved track.
Access could be an issue
The site is not large enough to comfortably accommodate the two large dwellings especially
bearing in mind that each dwelling is likely to require parking for at least two cars.
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3

APPLICANT'S CASE

3.1

In support of the application, the applicant's agent has stated the following:

OS2 and H2 are policies which positively provide in favour of residential development and
the Council does not have a moratorium on new housing. The wording of BC1 is to seek
about 774 new homes - which this proposal would accord with and in terms of local need I note the support of the Parish Council.



The proposed 2 dwellings would be of a fairly minor scale compared to the total number of
dwellings within East End and very minor scale compared to Chadlington as a whole. There
are no proposals for significant number of dwellings nearby which would otherwise cause
an undesirable cumulative impact on locality.



The application site is already built up and contains a number of large buildings. These have
been a part of the built-up area of the village for at least 70 years and their replacement
with 2 new dwellings - which are sited slightly further to the south and thus closer to other
building in the vicinity would not be harmful to the pattern or character of development in
the area. Whilst East End is mainly linear in form, the presence of buildings in this location
already, where they are anyway visible from the public realm, dictates that the proposals
are not harmful to the character of the area. It is further noted that from public views the
proposed dwellings would be seen in the context of the other buildings on the eastern side
of the cemetery at Manor Court and thus be in keeping with existing layout of development
within Chadlington.



The main views of the site from publicly accessible locations are from Church Road to the
west, where there are views of the site across the paddock to the immediate west. Here
the site is seen in the context of existing development and with the backdrop of the
existing mature vegetation on this and neighbouring sites. Other views are available from
within the cemetery however from here the existing somewhat unkempt haulage yard
would be replaced with vernacular dwellings and attractive landscaped grounds and this
would not be detrimental to the character of the area. Otherwise the replacement of the
existing buildings with new vernacular dwellings within a village context can be considered
to enhance the scenic beauty of the AONB within which the site is located.



An unlimited haulage contractors yard to the rear of an unrelated residential property must
be a bad neighbour use. There are no conditions linking the yard and The Old Barn and the
driveway is shared. Access to the yard is past the dwelling and in fairly close proximity to
it, as well as close proximity at the exit to the footpath and other dwellings. The large
vehicles that might be associated with such a use, which could operate at whatever level it
sees appropriate without limit, would have a significant impact on the amenity of the Old
Barn and the enjoyment of uses of the path, next door cemetery and other dwellings. The
access similarly limits other employment generating uses, and the site and buildings are only
really useful as a storage yard - which would entail similar issues.



There is substantial benefit to the community both in the removal of potential large vehicle
movements from the site access point and in the benefit of the loss of the unsightly and
potentially intrusive bad neighbour use alongside the village cemetery - the atmosphere of
which would be improved as a result of the proposed development.
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4

PLANNING POLICIES
E1NEW Land for employment
BC1NEW Burford-Charlbury sub-area
OS2NEW Locating development in the right places
H2NEW Delivery of new homes
EH1 Cotswolds AONB
EH2 Landscape character
OS4NEW High quality design
The National Planning Policy framework (NPPF) is also a material planning consideration.

5

PLANNING ASSESSMENT
Background

5.1

This is an application for the demolition of single-storey, open-fronted storage buildings and the
construction of two detached dwelling houses on land to the rear of the Old Barn, East End,
Chadlington. A previous application (19/00617/FUL) was withdrawn in April this year following
Officers' indication that the proposal was not supportable on the grounds of highway safety,
extension beyond existing dwellings without forming a logical complement to the settlement
pattern and lack of housing need.

5.2

The application has now been re-submitted, with information on the planning history of the site.
The applicant's agents have provided evidence that they claim supports the existence of an
established lawful use as a haulage company dating back approximately one hundred years. The
most recent permission was granted in 1950 for the erection of one of two of the structures on
the site stated to be required in connection with the haulage business. The application asserts
that the haulage use is now operated with small haulage vehicles but remains extant and active.

5.3

Chadlington has both a linear and dispersed settlement character and is comprised of five
"Ends". Although it is not designated as a Conservation Area, it falls within the Cotswolds
AONB. The site is situated towards the eastern edge of the village, on the northern side of East
End which runs through the village connecting it to the Chadlington Road which links to
Spelsbury to the east. The site is located directly behind the Old Barn, a residential dwelling
house and is bordered by fields to the north and west and a cemetery immediately to the east.
There are views from the site to the grade II* listed St Nicholas Church close by to the south.

5.4

Taking into account planning policy, other material considerations and the representations of
interested parties your officers are of the opinion that the key considerations of the application
are:
Principle

5.5

Section 38 (6) of the Planning and Compulsory Purchase Act 2004 requires applications for
planning permission to be determined in accordance with the development plan unless material
considerations indicate otherwise. The NPPF 2019 is a material consideration in any
assessment. Paragraph 12 of the NPPF provides that where a planning application conflicts with
an up-to-date development plan, permission should not usually be granted.
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5.6

The site is designated within the West Oxfordshire Local Plan 2031 ("WOLP") as falling within
the Burford-Charlbury sub-area. Chadlington is identified as a village under the settlement
hierarchy. Policy OS2 provides that villages are suitable for limited development which respects
the village character and local distinctiveness and would help to maintain the vitality of these
communities. It provides that all development should form a logical complement to the existing
scale and pattern of development and/or the character of the area and goes on to state that
proposals for residential development will be considered in accordance with Policy H2.

5.7

Policy H2 provides that in villages new dwellings will be permitted on previously developed land
within or adjoining the built-up area provided the loss of any existing use would not conflict with
other plan policies and the proposal comes within the general principles set out in Policy OS2
and any other relevant policies in the plan. On undeveloped land within the built up area new
dwellings will be permitted provided the proposal is in accordance with other policies in the
plan and in particular the general principles in Policy OS2.

5.8

In light of the new evidence produced by the applicant, the application is now assessed on the
premise that the site may have an extant employment use and this being the case, Policy E1
provides that non-employment uses on employment sites will be refused except in the
following circumstances:

Where it can be demonstrated that the site or premises are not reasonably capable of
being used or redeveloped for employment purposes; or



Where the site or premises are considered unsuitable on amenity, environmental or
highway safety grounds for employment uses;



Where the proposed use includes community, leisure or retail uses which are
complementary and compatible to the functioning of the employment site and the local
community, and conform with Policy E6; or



Where substantial community benefits would be achieved by allowing alternative forms of
development.

5.9

No evidence has been provided by the applicant to demonstrate that the site is not suitable for
a continuing low-level employment use, or that any of the other circumstances set out in the
policy applies. The provision of two market dwelling houses is not considered to confer
"substantial community benefits" for the purpose of compliance with this policy. As such, there
is a clear conflict with Policy E1.

5.10

Also applicable to the proposal is Policy BC1 which is a restrictive policy seeking to protect the
character and appearance of the Burford-Charlbury sub-area, the great bulk of which lies within
the AONB. This provides that development outside the rural service centres of Burford and
Charlbury will be "limited to meeting local housing, community and business needs and will be
steered towards the larger villages". In order to be consistent with the strategy, proposals for
development must, amongst other things, conserve and enhance the AONB and support
additional small-scale employment opportunities including sustainable tourism and rural
diversification.
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5.11

The applicant has not demonstrated need for housing on a local level. At District level, the
WOLP demonstrates a 5 year supply of housing. A written Ministerial Statement further lowers
the requirement in Oxfordshire to 3 years. As such, there is a clear conflict with Policy BC1.
Impact on the Cotswolds Area of Outstanding Natural Beauty

5.12

The site lies within the Cotswolds AONB, a nationally important designation requiring great
weight to be given to conserving and enhancing landscape and scenic beauty. This duty is
reflected in policy EH1 of the WOLP and the NPPF. The Cotswolds Conservation Board's
Management Plan and guidance documents are also material considerations in taking decisions
that are relevant to the AONB.

5.13

The site is on the edge of the settlement and borders open countryside. At present it provides
a softening transition between the more densely built-up part of the village and the open fields
beyond. The existing structures are essentially utilitarian in common with other 20th century
barns found throughout the countryside but are nevertheless low-key and not incongruous in
the agricultural context, being single-storey and of weathered materials. The substitution of
two-storey, permanent brick form would urbanise this mainly open site, extending the built
form further towards the open countryside and providing a hard edge to the boundary of the
settlement. The new dwellings would be visible in long views from the landscape to the north
and from Church Road as well as from the adjacent cemetery, intruding into views of the
Church.
Design

5.14

The proposal is for two similar "neo-Cotswold" dwellings made of stone with slate, or slatesubstitute tiled roofs and timber windows. They are broadly vernacular in design and use of
materials. The Conservation Officer has commented that the addition of the integral double
garages makes the form rather bulky. On balance the design is considered acceptable however
this does not affect officers' concerns in relation to the principle of development.
Highway Safety issues

5.15

When first consulted, County Council Highways recommended refusal on the basis that the
access is sub-standard with limited visibility to the east. They have however withdrawn this
objection in light of information that there is an extant lawful employment use on the site.
Amenity issues

5.16

Despite the potential for additional vehicular movements along a narrow access close to nearby
dwellings, officers do not have any particular concern in relation to impact on amenity
particularly in view of the possibility that the employment use might be reactivated at some
point.
Conclusions

5.17

The proposal is in conflict with local and national policies in that:-
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(i)

The applicant has not demonstrated that the site is not reasonably capable of being used or
redeveloped for employment purposes or that other circumstances in Policy E1 apply so as
to allow non-employment use on an existing employment site;

(ii) It is contrary to policy BC1, as the proposal is not necessary to meet local or housing needs
and also directly conflicts with one of the aims of that policy that is, to support small scale
employment opportunities;
(iii) The development would extend urbanising built form into an open area that currently
serves as a softening transition between the developed area of the village and the open
countryside. The permanence and "bulkiness" of these relatively large dwellings will be
prominent in views from the open spaces surrounding them, including from the landscape
to the north and will intrude into views of the church. In officers' view the development
would not conserve the rural character and appearance of the area and the natural and
scenic beauty of the AONB, contrary to policies EH1, EH2 and OS2.
5.18

For these reasons and in the absence of material considerations of sufficient weight to justify
departure from policy, this application is unacceptable in principle and so is recommended for
refusal.

6

REASONS FOR REFUSAL

1

The loss of the existing employment use, in the absence of evidence from the applicant to
demonstrate that one or more of the circumstances set out in policy E1 applies so as to justify
permission being granted, is directly contrary to policy E1 of the West Oxfordshire Local Plan
2031 and paragraphs 83 and 84 of the NPPF.

2

In the absence of convincing evidence to demonstrate that the proposal si necessary to meet
any local housing need and because the proposed change of use of the site from employment to
residential is not consistent with the strategy's support for additional small-scale employment
opportunities including sustainable tourism and rural diversification, the proposal conflicts with
Policy BC1 setting out the Burford-Charlbury sub-area strategy and Policy H2 of the West
Oxfordshire Local Plan 2031.

3

The construction of the proposed two-storey residential dwellings and the establishment of
corresponding residential planning units on a relatively open, low-key employment site will
extend built form further outwards from the established settlement, urbanising the site and
removing the softening transition between the built up area and the open countryside. The
two-storey brick built houses will be prominent in views from the landscape to the north, from
Church Road to the west and from the adjacent cemetery, with the effect that key views to St
Nicholas' church will be impeded. This, the visual impact and the loss of the relatively
undeveloped open space on the settlement boundary is considered to be harmful to the natural
beauty and landscape of the Cotswolds AONB and the setting of the settlement, contrary to
Policies EH1, EH2, OS2, OS4 of the West Oxfordshire Local Plan 2031 and paragraphs 12 and
172 of the NPPF.
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Application Number
Site Address

Date
Officer
Officer Recommendations
Parish
Grid Reference
Committee Date

19/02459/FUL

Tennis Courts
Beaconsfield Hall
Station Road
Shipton Under Wychwood
Oxfordshire
23rd October 2019
Declan Jermy
Refuse
Shipton Under Wychwood Parish Council
427804 E
218146 N
4th November 2019

Location Map

© Crown copyright and database rights 2016 Ordnance Survey 100024316

Application Details:
Installation of floodlights to provide lighting for two tennis courts.
Applicant Details:
Wychwoods Tennis Club, Tennis Courts, , Beaconsfield Hall,, Station Road, Shipton Under Wychwood,
Oxon OX7 6BQ
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1

CONSULTATIONS

1.1

OCC Highways

No Comment Received.

1.2

Biodiversity Officer

Biodiversity recommendation: objection due to insufficient
information on protected and priority species
The submitted Ecological Appraisal report dated 2 September 2019
prepared by Crossman Associates is considered to be insufficient as it
does not include:
o
an updated data search obtained from the Thames Valley
Environmental Records Centre (TVERC)
o
a thorough methodology for the bat survey and assessment
o
the detailed results of the bat survey and assessment
o
a survey of adjacent land for protected and priority species,
including badgers and great crested newts
o
consideration of the impact on roosting birds in adjacent
trees, including jackdaws and rooks
West Oxfordshire District Council was recently granted a district
licence for great crested newts by Natural England as part of the new
approach to this species during the development management
process. An impact risk map was produced as part of the licence,
which models the probability of great crested newts being present
based on habitat suitability and other factors such as existing records.
The application site lies within the red/amber zone, which has a
high/moderate probability of great crested newts being present. The
Ecological Appraisal does not consider impacts on this European and
UK protected species, but there is a large garden pond within the
grounds of the adjacent residential garden (approx. 11 metres away),
there are 3 other ponds within 500 metres (including one at
Prebendal Court approx. 214 metres away) and 2 more within 1km
radius of the site. I therefore conclude that an assessment for great
crested newts should have been carried out, as the impact of the
lighting could significantly disturb this species and may have a
detrimental impact on the local population.
The Design and Access Statement and the Lighting Impact Assessment
report do not take account of the recommendations of the Ecological
Appraisal report, as they are both dated before it was available. The
lighting impact assessment therefore does not include any mitigation
measures for bats, great crested newts and other nocturnal wildlife
(e.g. badgers), particularly due to the fact that the floodlights will be in
use from mid-August through to mid-May, which encompasses a large
part of the year when bats and great crested newts are active.
There are several bat records for the village, which are available from
TVERC, including lesser horseshoe, brown long-eared and natterer's
bats. The hedgerow on the western boundary of the application site is
therefore likely to be a key commuting corridor and/or foraging
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habitat. Without the detailed bat survey information and without an
updated bat activity survey, it is difficult to predict what the impact
will be on these species.
The Lighting Impact Assessment does not refer to the Institute of
Lighting Professionals Guidance Note 8 Bats and Artificial Lighting
(2018) available at https://www.theilp.org.uk/documents/guidancenote-8-bats-and-artificial-lighting/ This refers to lighting that will have
less disturbance to bats such as that with a warm white spectrum
(ideally, <2700 Kelvin) to reduce blue light component and luminaires
that feature peak wavelengths higher than 550nm to avoid the
component of light most disturbing to bats (ref. Stone, 2012). It is not
clear whether or not the floodlighting has been designed in order to
minimise impact on bats and great crested newts.
The proposals within this application could potentially affect European
protected species (bats and great crested newts). In light of ODPM
Circular 06/2005 (para 116) and the Conservation of Habitats and
Species Regulations 2017, the 3 "derogation" tests, as set out in
Regulation 55 need to be considered as part of the determination
process. However, I am unable to do this due to a lack of information.
I therefore conclude that the information submitted with the
application is insufficient and that the proposed floodlighting at this
location is likely to result in biodiversity harm, which is contrary to
Policy EH3 of the Local Plan and the relevant legislation protecting
bats and great crested newts, including The Conservation of Habitats
and Species Regulations 2017. This could constitute a reason for
refusal of the application.
1.3

Conservation Officer

No Comment Received.

1.4

WODC Env Health Uplands

No objection in principle to the application. Having talked through
the LED lighting proposals with the agent, I suggest the following
conditions to minimise impact: :
i) A sensor device shall be installed that automatically turns off the
floodlights should there have been no movement on court/s for ten
minutes.
ii) A curfew hour shall apply for floodlighting of 9 pm Monday to
Friday and 7 pm Saturdays and Sundays.

1.5

Cotswolds
Conservation Board

1.6

Parish Council

No Comment Received.
Shipton PC considered this application at its meeting on 19
September: it had previously received presentations at various stages
of the development of the project and there has also been a village
open event. The PC has studied various aspects of WODC policy
statements, particularly those relating to the protection and

Agenda Item 4 / Page 33

Agenda Item 4
management of the Conservation Areas (in which this project is sited)
and the AONB, environmental conservation particularly in relation to
dark skies and light pollution and the desirability of encouraging sport
recreation and healthy living. Not unexpectedly in the case of this
project, not all these policies point the same way. In addition, we have
studied the Inspector's report from a previous application (Appeal Ref
APP/D1325/A/1116338 12 December 2003). Whilst with the passage
of time, lighting technology will have developed as will WODC's
attitude to light pollution, nevertheless the Inspector's line of
reasoning and balancing of the various considerations remains
relevant.
We entirely support the principle of widening sporting participation
and inclusivity which fits in well with our vision of the 'living village'.
This project could in principle make an excellent contribution to that,
subject to various conditions relating to access and diversity and
other considerations set out below. But we cannot give support to
the application in its current form and believe it should be adjudicated
by the Uplands Planning Committee in the hope that a conclusion can
subsequently be reached that meets the various substantial objections.
(1)
The project itself is not confined to the village of Shipton. A
substantial proportion of the members and written supporters come
from the County as a whole. Thus, the benefits are dispersed while
any problems are localised.
(2)
Consultation with residents affected has been defective in
that few if any have received 'yellow notice' notification.
(3)
We understand, (and the promoters do not dispute this), that
there is no site in the country that mirrors the proposed
configuration; namely LED lighting on 6 metre poles in a Conservation
Area within an AONB. We are therefore unable to assess the effect
of this deployment in a live situation and are required to rely on
technical information supplied by the applicants' advisors. This is an
unsatisfactory situation especially given the fact that there appear to
be inconsistencies in the diagrams submitted and the impact of the
columns and poles even when unlit will be much greater than stated.
(4)
The proposal impacts directly on several WODC policies in
relation to dark skies and light pollution in particular, as they relate to
light pollution in a Conservation Area. We would particularly draw
attention to Local Plan EH1, EH2, EH8 and EH10 to which the
current proposal appears to run counter.
(5)
We would also draw attention to the Inspector's report into
a 2003 application (Ref. APP/D1325/A/1116338. 12 December 2003).
While lighting technology has developed since then on the one hand,
the position of WODC on light pollution in Conservation Areas on
the other has probably strengthened. The Inspector's balancing of the
arguments remains relevant as is his conclusion (Para 10) relating to
the visibility of the light pool from the hill on the A361 which arguably
has not changed.
(6)
It is a condition of the Tennis Club lease that no nuisance is
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caused to neighbours; it is a good planning precept as well. Several
neighbours have submitted that they are adversely affected both by
the spillage of light into their properties when lit and by the unsightly
nature of nine 6 metre poles when unlit.
(7)
We would have expected proposals for extensive public
benefit from a scheme of this sort both as, 'compensation' for local
disturbance and to promote diversity and inclusivity. The benefits
describe the promotion of fitness and health, but these seem to
accrue to existing members who, arguably, are already fit and one
hopes healthy.
The PC invites the Planning Committee to consider these issues and
ask the applicants to show how the proposal could be reshaped to
meet the difficulties raised so that a worthwhile contribution to village
life might result.
2

REPRESENTATIONS

2.1

This application has received 167 comments of support and 61 comments of objection.
Comments are summarised as follows:

2.2

Support:









2.3

Enables all ages to play sport (Social interaction);
Light pollution already within the surrounding context;
Sporting and exercise for youths;
Increase the availability of the courts;
Progression of the club;
It will maximise the use of the facilities;
Modern lights are unobtrusive; and
Will not cause greater light pollution that what already exists.

Objections:















Proposed drawings are unclear on how many fittings are proposed;
Use of out of date photography to represent surrounding affects (10 years);
No scale plans, elevations, sections or drawings to show light fittings on pole;
Proposed planting not an acceptable measure/ time frame of 15 years;
Light pollution;
Unneighbourly;
Overbearing design;
Impact on the AONB;
Impact on the Conservation Area;
Anti-social behaviour ;
Vast numbers of supports do not live in Shipton Under Wychwood;
Similar scheme refused and lost at appeal once before (Ref APP/D3125/A/03/1116338);
Potential impact on wildlife;
No proven need for additional floodlit facilities;
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Other courts with floodlit services located within Wychwood School, Charlbury, Bourton
on the Water and Chipping Norton;
Noise;
Increased traffic generation; and
Private run club not open to the public.

3

APPLICANT'S CASE

3.1

To provide health, youth, community, safety, sport and well-being for Shipton and the wider
Wychwood's area into the 2020's - by 'unlocking' extra capacity on two courts - that remain out
of use for no reason other than darkness. Tennis is no longer a summer sport but is played
throughout the year, with winter leagues and year-round coaching. At present Wychwoods
Tennis Club is not able to offer what many other clubs can despite being a successful and wellrun club. The lighting will enable to the Club to grow and to produce many more local 'home
grown' players

3.2

Wychwoods Tennis Club thriving, youth-orientated health and sporting facility for Shipton
Village and wider community and tennis now a year-round sport in the UK. The club has more
than 350 members (55% live in Wychwood Villages - remaining 45% within 7-mile radius - with
more than 100 children in a vibrant year-round junior coaching programme which is sadly
reduced during the winter months due to the lack of sufficient number of daylight hours.

3.3

The club is a resource for families, children and adults of all ages and we were recognised by
Oxfordshire LTA as 'Tennis Club of The Year' in 2017 and 2011. However, this sports facility is
essentially 'closed' for 25% of the time in winter - due only to lack of lighting. The club can
release this extra sporting capacity without any public funding if we received approval for lighting
on two of our courts.

3.4

The club is thriving with membership levels 56% higher than the national average - despite it
having only three courts, no club house or other facilities - and this extra capacity in winter
would allow the club to provide far more sport for the community - particularly juniors and
young adults and families who have least flexibility to play in the daytime.

3.5

Almost half the club membership is regularly being coached. Nine men's, ladies and junior teams
play competitively, and the Junior and Adult singles leagues have more than 35 players there is a
need for a junior club night and junior box league to continue all year round but it is only
possible to play these in summer due to light restraint in the winter months.

4

PLANNING POLICIES
BC1NEW Burford-Charlbury sub-area
DESGUI West Oxfordshire Design Guide
NPPF 2019
OS2NEW Locating development in the right places
OS4NEW High quality design
E5NEW Local services and community facilities
EH1 Cotswolds AONB
EH8 Environmental protection
EH10 Conservation Areas
The National Planning Policy framework (NPPF) is also a material planning consideration.
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5

PLANNING ASSESSMENT

5.1

This application seeks consent for the erection of 9x 6m high floodlights located on each corner
and centre of two out of the three tennis courts at Wychwood Tennis Club, Beaconsfield Hall,
Shipton-under-Wychwood. The site falls within the Shipton-Under-Wychwood Conservation
area and the Cotswolds Area of Outstanding Natural Beauty.

5.2

New Beaconsfield Hall and Recreation Ground is designed as a multi functional facility that
supports a wide variety of indoor and outdoor sports and activities.

5.3

This application has been brought to Members for consideration in line with the scheme of
delegation which states that applications for floodlight masts exceeding 6m in height when
operational should be considered by the planning sub-committee.

5.4

Taking into account planning policy, other material considerations and the representations of
interested parties your officers are of the opinion that the key considerations of the application
are:Principle
Impacts on the Cotswolds Area of Outstanding Natural Beauty;
Impacts on the Shipton-Under-Wychwood conservation area;
Ecology;
Residential amenity;
Visual amenity; and
Highways
Principle

5.5

Chapter 8 of the NPPF 'Promoting healthy and safe communities' encourages social interaction
and encourages the enabling and support of healthy lifestyles. In addition, policy E5 of the
WOLP 2031 states the development and retention of community facilities to meet local needs
and promote social wellbeing, interests, interaction and healthy inclusive communities. These
policies have to be weighed carefully against other policies of the plan.

5.6

Committee considered a planning application for the erection of nine 6.7m high flood lights
under planning reference W2002/1192 in 2002. The application was refused and subsequently
appealed. The inspector dismissed the appeal stating "That the introduction of floodlighting on
this prominent site, within Shipton Under Wychwood Conservation area and the Cotswolds
Area of Outstanding Natural Beauty, would give rise to an incongruous and intrusive form of
development which would fail to preserve or enhance the character and appearance of the
Conservation Area and which would unacceptably harm the special landscape qualities of the
surrounding area.

5.7

The proposed lights have been reduced in height by 0.7m but the policies protecting the AONB
and Heritage Assets have been strenghtened considerably since 2002. This balance will be fully
assessed below.
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Impact on the Cotswolds AONB
5.8

Policy EH1 states in determining development proposals within the Cotswolds Area of
Outstanding Natural Beauty, great weight will be given to conserving and enhancing the areas
natural beauty, landscape and countryside, including its wildlife and heritage. EH1 further states
the Cotswolds conservation board's management plan and guidance documents are material
considerations in decisions relevant to the AONB. Policy CE5 'Dark Skies' of the Cotswolds
conservation Boards Management plan states Proposals that are likely to impact on the dark
skies of the Cotswolds AONB should have regard to these dark skies, by seeking to (i) avoid
and (ii) minimise light pollution. Stating measures should be taken to increase the area of dark
skies in the Cotswolds AONB by (i) removing and (ii) reducing existing sources of light
pollution. 3. Consideration will be given to seeking a formal dark sky designation for those parts
of the Cotswolds AONB that are least affected by light pollution.

5.9

With the above in mind, officers consider the proposed development and associated lighting spill
to contribute to light pollution within the area failing to avoid and/ or reduce existing levels of
light within the AONB, as such the application is considered contrary to policy CE5 of the
Cotswolds Conservation Board Management Plan and policy EH1 of the West Oxfordshire
Local Plan (2031).
Impact on the Shipton-Under- Wychwood Conservation Area

5.10

Within a Conservation Area, Officers are required to take account of section 72(1) of the
Planning (Listed Buildings and Conservation Areas) Act 1990 as amended which states that, with
respect to buildings or other land in a conservation area, special attention shall be paid to the
desirability of preserving or enhancing the character or appearance of that area. Further the
paragraphs of section 16 'Conserving and enhancing the historic environment ' of the NPPF are
relevant to consideration of the application. Policy EH10 of the West Oxfordshire Local Plan
(2031) states proposals for development in a conservation area or affecting the setting of a
Conservation area will be permitted where it can be shown to conserve or enhance the special
interests, character, appearance and setting.

5.11

Due to the elevated positioning of the tennis court, officers consider the proposed 9x6 m
columns and fittings highly visible in the location and surrounding area due to their height be
viewed either through existing planting and open field. As such the proposed lighting is
considered to create a prominent and clearly visible level of lighting where it would fail to either
conserve or enhance the setting of the Shipton-Under-Wychwood Conservation area and as
such the proposed flood lights are considered contrary to policy EH10 of the West Oxfordshire
Local Plan (2031) and Section 16 of the NPPF.
Ecology

5.12

Concerns have been raised regarding the impact of the proposed lighting on the biodiversity of
the surrounding area. The Biodiversity Officer has assessed the proposed development and
objects to the proposed development based on lack of information and the consideration that
the proposed flood lighting is likely to result in in biodiversity harm, which is contrary to Policy
EH3 of the Local Plan and the relevant legislation protecting bats and great crested newts,
including The Conservation of Habitats and Species Regulations 2017.
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Visual Amenity
5.13

Policy EH8 of the West Oxfordshire Local Plan (2031) states that the installation of external
lighting will only be permitted where the means of lighting is appropriate, unobtrusively sited
and would not result in excessive levels of light and the proposal would not have a detrimental
effect on local amenity, character of a settlement or wider countryside, intrinsically dark
landscapes or nature conservation.

5.14

With consideration of the original application and subsequent appeal, from assessing the site,
officers consider the lights and columns to be visible form most directions surrounding the
court due to their height. It is considered when off, the columns would not be unduly visually
obtrusive, however when lit would be considerably visually obtrusive creating a significant visual
impact.

5.15

A number concerns have been raised regarding the negative impacts of the proposed floodlights
on the visual amenity to surrounding area. Officers consider the proposed 9 x 6 meter
floodlights in this evaluated location to harmfully affect the surrounding residential properties,
and as such consider the proposed development to be an incongruous and intrusive form of
development, considered contrary to EH8, OS2 and OS4 of the local plan.
Residential Amenity

5.16

Policy OS2 of the adopted West Oxfordshire Local Plan 2031 states that all development should
be of a proportionate and appropriate scale to its context having regard to the potential
cumulative impact of development in the locality and be compatible with adjoining uses and not
have a harmful impact on the amenity of existing occupants. Policy OS4 states development
should not harm the use or enjoyment of land and buildings nearby, including living conditions in
residential properties.

5.17

Officer's consider as the tennis courts are located at a higher elevated level in comparison to
surrounding dwellings, the proposed floodlights and light sensors would harmfully impact the
residential amenity with regards to light spill, namely Elmdene to the South West, and
properties adjacent located along Station Road. As such the proposed lights are considered
contrary to policies OS2, OS4 and EH8 of the West Oxfordshire Local Plan (2031).
Highways

5.18

Concerns have been raised regarding the increased traffic and parking needs in consideration to
the extended operational times of the court. OCC Highways have been formally consulted and
have yet to respond. Officers will update members at the committee meeting.
Conclusion

5.19

On balance and whilst acknowledging the proposed development in consideration to health and
wellbeing, the benefits subject to the proposed application are not considered to outweigh the
impacts on the Cotswolds Area Of Outstanding Natural Beauty, Shipton-Under-Wychwood
Conservation Area and residential amenities, creating an incongruous and intrusive form of
development contrary to OS2, OS4, E5, EH1, EH8 and EH10 of the West Oxfordshire Local
Plan (2031) Policy CE5 'Dark Skies' of the Cotswolds Conservation Board Management Plan and
Section 16 of the NPPF.
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5.20

In addition to the above, it is considered that insufficient information has been submitted, the
proposed floodlighting at this location is likely to result in biodiversity harm, which is contrary
to Policy EH3 of the Local Plan and the relevant legislation protecting bats and great crested
newts, including The Conservation of Habitats and Species Regulations 2017. This could
constitute a reason for refusal of the application.

6

REASONS FOR REFUSAL

1

The proposed floodlighting on this prominent site, within Shipton Under Wychwood
Conservation area and the Cotswolds Area of Outstanding Natural Beauty, would give rise to
an incongruous and intrusive form of development which would fail to preserve or enhance the
character and appearance of the Conservation Area, and when lit be visually obtrusive to
surrounding residential amenity's. As such the proposal would be contrary to policies OS2, OS4,
EH1 andEH10 of the West Oxfordshire Local Plan (2031), Policy CE5 'Dark Skies' of the
Cotswolds conservation Boards Management plan and Section 16 of the NPPF.

2

It is considered that insufficient ecological survey information, assessment or mitigation
information has been submitted to enable the Local Planning Authority to fully assess the extent
to which species and habitats (including bats and great crested newts) that are protected under
the Wildlife and Countryside Act 1981 (as amended), The Conservation of Habitats and Species
Regulations 2017 or listed as species/habitats of Principal Importance in s.41 of the Natural
Environment and Rural Communities Act 2006 may be affected by the proposed development.
The Local Planning Authority is therefore unable to fully assess the development in respect of
the requirements of the National Planning Policy Framework (in particular Chapter 15); The
Planning Practice Guidance; West Oxfordshire Local Plan 2031 (adopted September 2018)
Policy EH3, and ODPM Circular 06/2005. The Local Planning Authority is also unable to fully
assess the proposals in the light of the three derogation tests, as described in the ODPM
Circular 06/2005 and The Conservation of Species and Habitats Regulations 2017. Without
sufficient information the Local Planning Authority may be unable to meets its statutory duty
under the Natural Environment and Rural Communities Act 2006 to "have regard, …, to the
purpose of conserving biodiversity".
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Application Types Key
Suffix
ADV
CC3REG
CC4REG
CM
FUL
HHD
CLP
CLASSM
HAZ
PN42
PNT
NMA
WDN

Suffix
Advertisement Consent
County Council Regulation 3
County Council Regulation 4
County Matters
Full Application
Householder Application
Certificate of Lawfulness Proposed
Change of Use – Agriculture to
Commercial
Hazardous Substances Application
Householder Application under Permitted
Development legislation.
Telecoms Prior Approval
Non Material Amendment
Withdrawn

LBC
LBD
OUT
RES
S73
POB
CLE
CND
PDET28
PN56
POROW
TCA
TPO
FDO

Listed Building Consent
Listed Building Consent - Demolition
Outline Application
Reserved Matters Application
Removal or Variation of Condition/s
Discharge of Planning Obligation/s
Certificate of Lawfulness Existing
Discharge of Conditions
Agricultural Prior Approval
Change of Use Agriculture to Dwelling
Creation or Diversion of Right of Way
Works to Trees in a Conservation Area
Works to Trees subject of a Tree
Preservation Order
Finally Disposed Of

Decision Description
Code

Decision Description
Code

APP
REF
P1REQ
P3APP
P4APP

RNO
ROB
P2NRQ
P3REF
P4REF

Approve
Refuse
Prior Approval Required
Prior Approval Approved
Prior Approval Approved

Raise no objection
Raise Objection
Prior Approval Not Required
Prior Approval Refused
Prior Approval Refused

West Oxfordshire District Council – DELEGATED ITEMS

1.

Application Number.

Ward.

19/00996/FUL

Chadlington and Churchill

Decision.
APP

Demolition of existing dwelling and integral garage and proposed erection of part 2-storey
and part single-storey dwelling, detached 2-bay garage and garden store and alterations to
existing landscaping including modifications to existing drive and access (Amended).
Mount Pleasant Bull Hill Chadlington
Mrs Hoffman
2.

19/01085/FUL

Chadlington and Churchill

Extensions and alterations to existing barn buildings
Curdle Hill Farmhouse Chipping Norton Road Chadlington
Mr J Clarkson
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APP

3.

19/01342/FUL

Milton Under Wychwood

APP

Change of use of existing stable block and barn, and demolition and re-building of barn
extension, to create ancillary residential accommodation (amended plans)
Old Foxcote Farmhouse Foscot Chipping Norton
Mr & Mrs Wilson
4.

19/01343/LBC

Milton Under Wychwood

APP

Change of use of existing stable block and barn, and demolition and re-building of barn
extension, to create ancillary residential accommodation (amended plans).
Old Foxcote Farmhouse Foscot Chipping Norton
Mr & Mrs Wilson
5.

19/01538/FUL
Affecting a Conservation Area

The Bartons

APP

Conversion of garage to self contained ancillary unit (amended)
The Pastures Ledwell Road Sandford St Martin
Mr Simon Donagby
6.

19/01851/HHD
Affecting a Conservation Area

Stonesfield and Tackley

APP

Conversion of loft including one front velux windows (amended plans and description)
Trinity Cottage Woodstock Road Stonesfield
Mr Andrew Reynolds
7.

19/01732/HHD
Affecting a Conservation Area

Ascott and Shipton

APP

Replace rear conservatory with larger conservatory. Replace front porch with larger porch.
14 Tothill Shipton Under Wychwood Chipping Norton
Mr Kevin Woods
8.

19/01985/HHD

Chadlington and Churchill

APP

Erection of garage/workshop.
Laburnum Cottage Green End Chadlington
Mr Howard Pauling
9.

19/01986/HHD

Milton Under Wychwood

APP

Formation of habitable rooms in the roof space with side facing dormer.
12 High Street Milton Under Wychwood Chipping Norton
Mr Owen
10.

19/01808/FUL
Affecting a Conservation Area

Chipping Norton

APP

Conversion of outbuildings to the rear of the site to provide two dwellings (amended plans).
25 High Street Chipping Norton Oxfordshire
Mr Gregory Besterman
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11.

19/01860/CLE

Kingham, Rollright & Enstone

APP

Certificate of lawfulness to allow (Erection of hangar building)
Enstone Flying Club Enstone Airfield North Banbury Road
Mr P Fowler
12.

19/02117/FUL
Affecting a Conservation Area

Woodstock and Bladon

APP

Formation of new opening in rear elevation and installation of sliding door for access to
adjoining 17 Market Street. Reduction in ground level to create patio within the grounds of 17
Market Street.
43 Oxford Street Woodstock Oxfordshire
Mrs J Wigg
13.

19/02118/LBC
Affecting a Conservation Area

Woodstock and Bladon

APP

Internal and external alterations to form new opening in rear elevation and installation of
sliding door for access to adjoining 17 Market Street. Reduction in ground level to create
patio within the grounds of 17 Market Street.
43 Oxford Street Woodstock Oxfordshire
Mrs J Wigg
14.

19/02050/HHD

Stonesfield and Tackley

REF

Erection of two storey rear extension and first floor side extension above existing garage,
including front and rear dormer windows. Conversion of loft space with addition of 4 new
roof lights.
Gable End Woodstock Road Stonesfield
Mr Adrian Reeves
15.

19/02089/ADV
Affecting a Conservation Area

Chipping Norton

APP

Erection of sign.
Solid Studio 12 Albion Street Chipping Norton
Mrs Knobel
16.

19/02108/NMA

Freeland and Hanborough

REF

Residential development comprising of 41 dwellings together with associated works (nonmaterial amendment to allow alteration to open space area to the front of the development).
Land Between Wychwood House And Malvern Villas Witney Road Freeland
Mr Dean Roberts
17.

19/02122/FUL

Stonesfield and Tackley

APP

Alterations and extensions to car parking and workshop/offices. Formation of new covered
walkways,two ponds and water feature.
Weaveley Arboretum Natural Burial Ground Tackley Kidlington
Mr Jamieson Hodgson
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18.

19/02155/CLP
Affecting a Conservation Area

Charlbury and Finstock

APP

Certificate of lawfulness (To demolish the existing garden ancillary buildings. Erection of single
storey garden room).
Lyndale Witney Road Finstock
Rachel Chapman
19.

19/02162/HHD
Affecting a Conservation Area

Woodstock and Bladon

APP

Replacement of various windows and doors.
Hayrick Barn 50 Manor Road Woodstock
Mr Nicholas Alcock
20.

19/02166/FUL

Chadlington and Churchill

APP

Change of use from agricultural to domestic.
Gable End House Horseshoe Lane Chadlington
Mr & Mrs Anthony Allan
21.

19/02264/LBC
Affecting a Conservation Area

Chipping Norton

APP

Internal alterations to kitchen and bathrooms. (Retrospective)
West Lodge Bliss Mill Chipping Norton
Mr Anthony Bunce
22.

19/02172/FUL

Chadlington and Churchill

APP

Erection of self contained annex.
Rosedene Cottage Sarsden Chipping Norton
Ms J Hewison
23.

19/02176/HHD

Kingham, Rollright & Enstone

APP

Erection of pergola and creation of pond (amended).
Church Cottage Church Enstone Chipping Norton
Mr J Hilton-Johnson
24.

19/02192/HHD

Chadlington and Churchill

APP

Erection of single and two storey rear extension. Revised scheme, following approval
18/02661/HHD move the internal stairs so that they sit externally to the rear of the dwelling
house.
8 Orchard Cottages Chipping Norton Road Chadlington
Mr James Cockle
25.

19/02205/FUL

Chipping Norton

Construction of an agricultural building for hay and straw storage
The Woodlands London Road Chipping Norton
Mr G C Pearman
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APP

26.

19/02216/FUL

Kingham, Rollright & Enstone

APP

Change of use of part of rear garden to enlarge beer garden associated with the Crown Inn.
The Crown Cottage Church Enstone Chipping Norton
Mr And Mrs Irvine
27.

19/02217/FUL
Affecting a Conservation Area

Charlbury and Finstock

REF

The erection of two new detached 4-bed dwellings, parking and associated works
Land North Of Witney Road Finstock
Mr Charles Cayzer
28.

19/02220/HHD
Affecting a Conservation Area

Hailey, Minster Lovell & Leafield

APP

Erection of first floor extension above existing kitchen and erection of new storage unit in the
garden.
Dennys Cottage 106 Lower End Leafield
Mr Belardo
29.

19/02262/HHD

Woodstock and Bladon

APP

Erection of single storey front extension.
17 Green Lane Woodstock Oxfordshire
Mr Paul Horseman
30.

19/02249/PN56

Stonesfield and Tackley

P2NRQ

Conversion of barn to two dwellings
Land And Farm Buildings At Lower Whitehill Farm Lower Whitehill Tackley
Mr And Mrs Peake
31.

19/02235/FUL

Burford

APP

Conversion of attached storage building to enlarge dwelling.
Owl Barn Beech Grove Fulbrook
Mrs J Boucher
32.

19/02247/S73

Ascott and Shipton

APP

Non compliance with condition 2 of planning permission 18/02599/FUL to allow changes to
openings and fenestration.
Mossy Bank Leafield Road Shipton Under Wychwood
Mr & Mrs Viney
33.

19/02293/HHD

Freeland and Hanborough

APP

Erection of a single storey rear extension, a two storey side extension and loft conversion
with the addition of front and rear dormer windows
19 Witney Road Long Hanborough Witney
Mr Jamie Anderson
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34.

19/02252/FUL

Kingham, Rollright & Enstone

APP

Installation of electric vehicle fast charger bay together with associated control cabinets.
Holywell Filling Station Banbury Road Chipping Norton
Shell UK Limited
35.

19/02256/HHD
Affecting a Conservation Area

Charlbury and Finstock

APP

Alterations and erection of single storey rear and side extensions. Extend dropped kerb.
30 Woodfield Drive Charlbury Chipping Norton
Mr And Mrs Frankum
36.

19/02321/HHD

Ascott and Shipton

APP

Alterations and erection of single storey side extension.
25 Shipton Road Ascott Under Wychwood Chipping Norton
Mr Liam Flynn
37.

19/02286/CND
Affecting a Conservation Area

The Bartons

APP

Discharge of conditions 4, 5 and 6 (19/01227/HHD).
Southfield House Manor Road Sandford St Martin
Mrs E Houston
38.

19/02352/LBC
Affecting a Conservation Area

Charlbury and Finstock

APP

Internal and external alterations to include replacement garage (to allow changes to rear
garage and kitchen doors and front garage door).
Tachbrook Park Street Charlbury
Mr Michael Orchard
39.

19/02307/HHD

Freeland and Hanborough

APP

Erection of replacement conservatory.
Goldthorn House Witney Road Freeland
Mr Hemsworth
40.

19/02311/LBC
Affecting a Conservation Area

Chipping Norton

Conversion of attic space to include two rear rooflights (amended).
26 New Street Chipping Norton Oxfordshire
Mr Tim Bennett
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41.

19/02319/HHD
Affecting a Conservation Area

Woodstock and Bladon

APP

Construction of a wood-framed greenhouse/shed in rear garden.
3 Church Mews Church Street Bladon
Ms Frances Stevenson
42.

19/02390/ADV

Chipping Norton

APP

Erection of two free standing signs.
Land At Cromwell Park Banbury Road Chipping Norton
Country Estates
43.

19/02342/HHD
Affecting a Conservation Area

Charlbury and Finstock

APP

Alterations to increase size of garage and new pitched roof (amended plans)
5 Cotswold View Charlbury Chipping Norton
Patrick Stimpson
44.

19/02354/FUL

Woodstock and Bladon

APP

Temporary siting of portakabin for five years.
Owen Mumford Green Lane Woodstock
Mr Anthony Horspole
45.

19/02388/HHD
Affecting a Conservation Area

Ascott and Shipton

APP

Erection of two single storey rear extensions.
8 Home Farm Close Shipton Under Wychwood Chipping Norton
Mr Harold Probetts
46.

19/02412/HHD
Affecting a Conservation Area

The Bartons

APP

Alterations and erection of single and two storey side extensions.
Carpenters Cottage Manor Road Sandford St Martin
Mr And Mrs Butler-Madden
47.

19/02500/S73
Affecting a Conservation Area

Kingham, Rollright & Enstone

APP

Non compliance with condition 4 of planning permission 18/01530/HHD to allow rooflights to
be clear glazed.
Honeystone Cottage Cozens Lane Kingham
Mr John Derkach
48.

19/02444/LBC

Woodstock and Bladon

Reroofing the Orangery at Blenheim Palace
Blenheim Palace Blenheim Park Woodstock
Blenheim Palace Heritage Foundation
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49.

19/02492/HHD

Woodstock and Bladon

APP

Conversion of part of garage to study/office.
36 Blackberry Way Woodstock Oxfordshire
Mr T Hammond
50.

19/02504/CND

Milton Under Wychwood

APP

Discharge of conditions 5 (large scale details) and 10 (drainage) of permission 17/03069/FUL.
Land South West Of The Hare High Street Milton Under Wychwood
Mr A Bevan
APPEAL DECISION(S)
APPLICATION NO: 18/03280/FUL
Erection of two bedroom bungalow to the rear
- 36 Shipton Road, WOODSTOCK.
APPEAL ALLOWED
______________________________________________________________________
APPLICATION NO: 17/00829/FUL
Construction of 2 dwellings with associated access and landscaping
- 1 Hill Rise, WOODSTOCK.
APPEAL DISMISSED
______________________________________________________________________
APPLICATION NO: 19/00103/HHD
Greenhouse with metal frame 6ft by 10ft, to side of house within the boundary
- 1 Davenport Close, GREAT ROLLRIGHT.
APPEAL DISMISSED
______________________________________________________________________
ENFORCEMENT NOTICE NO: EN 2018/10
Failure to comply with condition No 1 of a planning permission ref 07/1817/P/S73 granted on 5
December 2007
- Unit A, Farm Building, Farley Lane, STONESFIELD.
APPEAL DISMISSED AND THE ENFORCEMENT NOTICE UPHELD
______________________________________________________________________
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